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CHAPTER  LX. 


EASEMENTa 


1.  Incorporeal  hereditaments. 

2.  Easements — definition. 

3.  How  acquired — prescription — presump- 

tion of  grant. 
1,  Exception  to  general  rule  ;  uncultivated 
lands. 


8.  Easement  can  never  arise  from  enjoy- 
ment of  known  legal  right. 
10.  How  lost ;  non-user;  obstruction;  pre- 
sumption of  release. 

13.  A  public  easement  is  real  estate. 

14.  Easement  and  license — distinction. 


1.  Having  treated  of  estates  in  land  and  the  language  in  deeds  and 
wills  necessary  to  create  them;  we  now  proceed,  before  considering  the 
modes  of  acquiring  title  to  real  estate,  to  speak  of  a  peculiar  class  of  tene- 
ments and  liereditaments,  not  strictly  coming  under  the  denomination  of 
land,  (see  Vol,  I,  p.  1,)  but  still  constituting  a  very  important  branch  of  the 
law  of  real  property;  viz.,  incorporeal  hereditaments.{l)  An  incorporeal 
hereditament  is  defined,  as  a  right  issuing  out  of  a  thing  corporate,  or 
concerning,  or  annexed  to,  or  exercisable  within  the  same.  It  is  not  the 
thing  corporate  itself,  but  something  collateral  thereto  ;  as,  for  instance, 
a  rent  issuing  out  of  lands  or  houses. 

2.  Among  the  most  important  of  incorporeal  hereditaments,  and  in- 
cluding several  distinct  titles  in  this  class  of  real  estates,  are  easements, 
which  will  be  considered  in  the  present  chapter.  Easements  are  charges 
on  one  estate  for  the  benefit  of  another. {a)  They  are  the  same  thing  as  the 
servitudes  of  the  civil  law,  which  have  been  defined  as  real  rights,  ^i/ra 
in  re,  existing  in  the  property  of  another.  By  virtue  of  such  a  right, 
the  proprietor  of  the  estate  charged  is  bound  to  permit  or  not  to  do 
certain  acts  in  relation  to  his  estate,  for  the  utility  or  accommodation 
of  a  third  person,  or  of  the  possessor  of  an  adjoining  estate.(2) 

3.  The  use  of  an  easement  for  twenty  years  is  evidence,  not  coyiclusive 


(1)  2  Bl.  Coram.  20 ;  Co.  Lit.  19,  20. 


(2)  3  Kent,  434.   See  Salem,  &c.  v.  Hayes, 
5  Cush.  458. 


(a)  "  An  easement  is  a  privilege  that  one  neighbor  hath  of  another,  by  charter  or  pre- 
scription, without  profit  "  Terms  de  la  Ley;  "a  book  of  great  antiquity  and  accuracy," 
per  Bayley,  J.  Hewlins  v.  Shippam,  5  B.  &  C.  229.  See  Cary  v.  Daniels,  5  Met.  236;  Chel- 
sea, &c.  v.  Bowley,  7  Eng.  L.  &  Equ.  376. 

It  is  said,  servitudes  by  implication  must  have  a  character  o^  permanence  and  continuity, 
such  as  that  of  ways  and  lights,  which  the  use  of  a  well  and  privy  has  not.  Durel  v. 
Boisblanc,  1  La^  Ann.  R.  40T. 
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evidence,  of  a  rigiit,  or  it  does  not  raise  a  presumption  juris  et  dejure; 
unless  it  has  been  continued,  uninterrupted  and  adverse,  that  is,  under 
a  claim  of  right,  with  the  owner's  acquiescence  and  knowledge.  A 
transmission  from  ancestor  to  heir,  or  from  seller  to  buyer,  is  not 
deemed  an  interruption  ;  but  any  interruption  by  an  adverse  claim  and 
possession  destroys  the  prescription. (1) 

•i.  It  is  said,  no  period  short  of  twenty  years  has  been  allowed  to 
raise  the  presumption  of  a  grant  in  this  country  ;  nor  has  it  been  de- 
finitely settled  that  any  shorter  period  will  suffice  in  England.  The 
same  rule  applies  to  an  individual,  and  to  the  public.  The  length 
of  user  mentioned  is  necessary  to  obligate  the  public  to  repair  a  way  .(2) 

5.  The  prescriptive  title  to  an  easement,  arising  from  long  continued 
use,  has  been  usually  regarded  as  founded  upon  the  presumption  of  a 
grant,{ci)  and  therefore  not  fixed  and  absolute,  (as  has  been  stated,  sec. 
3,)  but  liableto  be  rebutted  by  contrary  proofs.  But,  in  some  late  cases, 
the  right  is  rested  upon  other  foundations,  and  the  lapse  of  time  held 
conclusive  evidence  of  title.  Thus  the  personal  disability  of  an  interve- 
ning proprietor  does  not  impair  the  easement,  although  inconsistent 
with  the  presumption  of  a  grant.  So,  it  is  said,  the  presumption  ari- 
sing from  the  use  of  an  easement  is  founded  on  the  principle  of  quieting 
rights^  because,  if  there  were  a  grant,  it  would  be  on  record.(3) 

6.  In  Pennsylvania,  an  enjoyment  for  twenty-one  years  raises  the 
presumption  of  a  grant,  whether  the  land  is  enclosed  or  open,  cleared 
or  woodland.(4)     (See  ch.  61,  sec.  29.) 

7.  But  it  has  been  said,  in  Maine,  that,  in  general,  the  cases  relating 
to  the  presumption  of  a  grant  are  inapplicable  to  lands,  a  great  portion 
of  which  has  never  been  improved  ;  where  the  proprietors  live  at  a 
distance,  and  settlements  are  made  on  small  portions  of  large  lots, 
without  the  knowledge  of  the  owners,  or  a  claim  of  title  by  the  settlers ; 
or  where  there  is  a  usage  for  people  to  collect  near  a  river  for  the  trans- 
portation or  sale  of  lumber,  and  ihey  have  no  other  purpose  in  view 
than  a  mere  temporary  use.  Hence,  where  a  spot  on  the  bank  of  a 
river  was  claimed  as  a  public  landing-place,  but  no  definite  limits  were 
proved,  and  a  usage  was  shown  to  deposit  lumber  on  the  lot  ailjoining 
for  many  rods  upon  the  bank,  and,  within  one  mile,  there  were  four 
other  places  called  and  used  as  landings,  and,  till  within  a  short  period, 
the  owners  lived  out  of  the  State;  held,  the  public  right  was  dis- 
proved.(5) 


(1)  Sargent  v.  Ballard,  9  Pick.  251 ;  Row- 
land V.  Wolfe,  1  Bai.  66  ;  Clay  v.  Thackeray, 
2  Moo.  &  R.  244. 

(2)  GayeUy  v.  Bethune,  14  Mass.  55  ; 
Rovvell  V.  Iiihts.  &c.  4  Greenl.  270. 

(3)  3  Kent,  444 ;  Cainbell  v.  Wilson,  3  E. 
294;  Livelt  v.  Wil.son,  3  Bing.  115;  Tyler  j; 


Wilkinson,  4  Mas.  397  ;  Mayor,  Ac.  v.  Hor- 
ner, Cow.  102  ;  Wright  v.  Frooman,  5  H.  k 
J.  477.     See  Kenyon  v.  Nichols,  1  R.  ].  412. 

(4)  Worrall  v.  Hhoads.  2  Whart.  427  ;  New- 
man V.  Rutter,  8  Watts,  51. 

(5)  Bet  hum  V.  Turner,  1  Greenl.  111. 


(a)  A  grant  on  condition  may  be  presumed  from  nH  adverse  use  of  20  years,  and  the  per- 
formance of  a  duty  connected  with  the  easement.     Watkins  v.  Peck,  13  N.  II.  3G0. 

A  grant  caimot  be  presumed  from  one  incapable  of  making  it.  Watkins  v.  Peck,  13  N. 
H.  360. 

As  from  a  guardian,  to  continue  beyond  his  guardianship.    lb. 

An  application  wiliiin  twenty  years,  to  purcliase  the  right  from  the  owner  of  the  land, 
negatives  an  adverse  enjoyment  and  the  presumption  of  a  grant.  Otherwise,  where  such 
application  is  made  after  twenty  years,     lb. 
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8.  The  enjoyment  of  a  hioivn  legal  right  furnishes  no  ground  of  pre- 
sumption either  for  or  against  a  grant.  A  right  is  sometimes  presumed, 
where  its  origin  is  not  to  be  found.  By  the  lapse  of  time,  wrongs  ripen 
into  rio-hts  ;  but  enjoyment  of  a  right  gives  no  title  to  a  continuance  of 
it  beyond  its  own  limits. 

9. 'Upoa  this  principle,  where,  by  an  act  of  the  legislature,  any 
owner  of  a  mill  is  authorized  to  flow  the  neighboring  lands,  paying 
damages  to  the  proprietor  of  them  ;  inasmuch  as  the  consent  of  the 
latter  is  not  necessary,  it  shall  not  be  presumed,  even  after  a  user  of 
forty  years.  In  such  case,  if  the  act  is  relied  on  to  rebut  such  pre- 
sumption, in  a  complaint  for  flowing,  the  question  is  for  the  court,  not 
for  the  jury,  Nor  can  the  defendant  allege  that  he  has  flowed  the 
lands  by  wrong,  and  therefore  adversely,  and  not  by  virtue  of  his  statu- 
tory right.  The  fact,  that  no  complaint  has  ever  been  filed  before,  is 
immaterial.  It  is  like  the  case  of  a  lessee  who  promised,  but  has  never 
been  called  on,  to  pay  a  stated  rent.(l) 

10.  As  an  easement  may  be  gained  by  twenty  years'  use,  upon  the 
presumption  of  a  grant;  so  it  may  be  lost  b}'^  twenty  years'  disuse, 
upon  the  presumption  of  a  release.  But  it  seems  a  mere  non-user  is  not 
of  itself  sufficient  to  produce  this  effect,  without  some  act  by  the  party 
charged  by  the  easement,  which  is  inconsistent  with  or  adverse  to  it. 
Whether  the  right  has  been  abandoned,  is  a  question  of  fact  and  intent 
for  the  jury.  The  statute  of  limitations  is  held  to  be  no  bar.  By  the 
civil  law,  the  right  to  a  servitude  could  be  forfeited  only  by  the  erec- 
tion of  buildings  of  a  solid  and  permanent  character,  which  obstructed 
it,  with  permission  of  the  owner ;  or  else  of  buildings  of  a  different 
description,  continued  for  more  than  twenty  years,  by  an  implied  per- 
mission. Any  act  done  or  permitted  by  the  owner  of  an  easement, 
which  is  inconsistent  with  it,  extinguishes  the  easement;  and,  if  ex- 
tinguished for  a  moment,  it  is  lost  forever.(2) 

11.  It  is  said,  public  rights  cannot  be  destroj-ed  by  long-continued 
encroachments.  A  party  claiming  rights  inconsistent  with  tliose  of  the 
public,  must  put  himself  on  the  ground  of  prescription,  or  authority 
from  the  government.(o)(a) 


(1)  Tinkham  v.  Arnold,  3  Greenl.  120; 
Seidensparger  f.  Spear,  5  Shepl.  123. 

(2)  Lawrence  i".  Obee,  3  Camp.  514;  2  Ev. 
Poth.  136;  3  Kent,  448-9;  White  v.  Craw- 
ford, 10  Mass.  183;  Haigbt  v.  Proprs.  Ac,  4 


Wash.  Cir.  601 ;  St.  2  &  3  Wni.  lY,  ch.  71 ; 
Carr  v.  Foster,  3  Ad  &  El.  (X.  S.)  581 ;  Par- 
kins V.  Dunham,  3  Strobh.  224. 

(3)  Arundel  v.  M'CuUoch,  10  Mass.  71. 


(a)  On  the  other  hand,  twenty  years'  enjoyment  will  not  authorize  the  use  of  an  indivi- 
dual's soil  upon  navigable  water,  as  a  public  landing-place,  against  his  will.  Such  use  can 
be  justified  neither  upon  the  ground  of  prescription  nor  dedication.  Pearsall  v.  Post  20 
"Wend.  111.  A  grantee  of  the  right  to  dig  ore  in  another's  land,  does  not  lose  it  bv  mere 
non-user  for  forty  years,  there  being  no  act  of  adverse  enjoyment  on  the  part  of  the  owner  of 
the  land ;  and  such  adverse  enjoyment  is  not  evidenced  by  his  merely  occupying  and  culti- 
Tating  the  laud.     Arnold  v.  Stevens,  24  Pick.  106. 

One  who  purchases  a  servient  estate,  after  extinguishment  of  the  easement,  is  not  liable 
for  obstructing  the  easement,  to  a  subsequent  purchaser  of  the  dominant  estate.  Ballard  v. 
Butler,  30  Maine,  94. 

Claim  of  an  easement  in  land  adjoining  the  mill  of  the  plaintiff,  on  the  ground  that  from 
1622  to  1846  the  premises  had  been  used  by  him  as  part  of  his  mill-yard,  to  lay  logs,  &c., 
upon.  The  defendant  oflered  evidence,  that  from  1829  to  1834,  both  inclusive,  no  such  use 
of  the  premises  was  made.  Held,  this  interruption  would  be  sufficient  to  prevent  any  pre- 
scriptive right,  though  the  premises  remained  unoccupied  from  1822  to  1846,  except  by  the 
plaintiff,  though  no  notice  was  given  him  to  cease  the  occupation,  no  act  done  by  the  owner 
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12.  The  exting'uisbment  of  an  easement  may  take  place  by  act  of 
God,  of  the  law,  or  act  of  party.  The  last  may  extinguish,  where  the 
two  first  would  only  suspend  the  right ;  and  will  be  construed  strictly 
ao"airist  the  party.  If  the  owner  of  a  servitude  buys  the  land  to  which 
it  is  incident,  and  resells  it  without  reservation,  the  servitude  is  extinct. 
But  if  an  obstruction  is  erected  by  another  person  between  the  land 
and  the  service,  the  latter  is  merely  suspended  till  the  obstruction  be 
removed.  The  servitude  is  extinguished  by  a  permanent  obstruction 
erected  by  or  with  consent  of  the  party,  or  by  voluntary  acquisition  or 
acceptance  of  an  incompatible  right,  and  it  cannot  be  revived.  The 
principle  does  not  apply  where  the  obstruction  is  for  a  temporary  pur- 
pose, though  solid,  nor  when  permanent,  if  it  is  in  aid  of  the  former 
easement,  though  both  cannot  be  used  at  once.  An  extinguishment 
takes  place,  a  fortiori,  where  a  third  person  has  purchased  the  land, 
during  its  suspension. (l)(a) 

13.  An  easement  for  the  public  in  the  land  of  others  is  not  personal 
estate,  but  a  real  franchise,  holden  by  the  Commonwealth  for  the  benefit 
of  all  the  citizens.(2) 

14.  The  nature  of  the  title,  acquired  by  a  license  to  enter  and  improve 
lan(],  has  been  already  considered  in  connection  with  the  subject  of 
Lease.  (See  Vol.  I,  Lease.)  A  license  is  also  analogous  in  some  points 
to  an  easement,  although  the  privilege  arising  out  of  ithas  been  very 
variously  treated  in  different  cases.  The  general  rule  is  stated  to  be, 
that  where  one  man  gives  to  another  a  parol  license  to  do  an  act,  the 
effect  of  which  will  be  to  impair  the  light  or  air  of  the  former,  this 
license  is  not  revocable  after  the  act  has  been  done ;  and  even  a  bill  in 
equity  may  be  brought  to  enforce  the  contract.  But  where  the  act  to 
be  done  is  in  its  nature  temporary,  as,  for  instance,  the  erection  of  a 

(1)  Taylor  v.  Hampton,  4  MoCord,  102,  3-;  (2)  Spear  i'.  Bicknell,  5  Mass.  129;  Strout 
6_7.  '  V.  Berry,  7,  385. 

of  the  land,  indicating  an  intention  to  interrupt  or  disturb  him;  and  though  he  used  the 
premises  for  the  above  purpose  more  than  20  years,  exclusive  of  the  period  omitted,  pro- 
vided the  omission  did  not  arise  from  an  abandonment  of  his  claim.  Pollard  v.  Barnes, 
2  Cush.  191. 

Mortgage  of  land,  alter  granting  an  easement  thereon.  The  mortgagee  foreclosed,  not 
makiiig"the  owner  of  the  ea.sement  a  party  to  the  decree.  Held,  the  easement  was  not  ex- 
tinguished.    Combs  V.  Stewart,  10  B.  Mon.  463. 

.\lthough  an  interruption  in  the  enjoyment  of  an  easement,  for  less  than  a  whole  year, 
doe.s  not  prevent  altogether  the  operation  of  section  2  of  Stat.  2  &  3  Wm.  IV,  ch.  71,  in- 
stances of  such  interruption  are  material  for  the  consideration  of  the  jurj',  on  the  issue, 
whether  the  enjoyment  has  been  of  right.  Eaton  v.  Swansea,  &c.,  5  Eng.  Law  and 
Equ.    340. 

Id  case  against  a  water-work's  company,  incorporated  for  the  obstruction  of  a  water- 
course, the  issue  being,  whether  the  enjoyment  of  the  water-course  by  the  plaintiff  had  been 
of  right,  evidence  wiis  given  for  the  defendants,  that  they  had  at  differont  times  interrupted 
the  plaintifT  in  taking  water  from  the  water-course;  and,  a  servant  of  the  plaintill'  having 
removed  a  stone  which  prevented  the  water  from  flowing  into  the  plaintiff's  meadow,  an 
information  wag  laid  by  the  defendants  against  the  servant,  for  drawing  ofl'  water  from  the 
water-work.s,  contrary  to  the  act,  and  he  was  convicted.  The  plaintin"'s  son  attended,  at 
his  father's  desire,  before  the  magistrates,  and  paid  the  fine  ;  and  the  plaintift'did  not  appeal, 
an  appeal  being  given  by  the  act.  Held,  the  information  and  conviction  were  admissible 
against  the  plaintifl'.     lb. 

{a)  Conveyance  by  A  to  B,  his  heirs  and  assigns,  of  the  rigiit  to  build  the  east  wall  of  his 
house  on  the  top  of  the  west  wall  of  A's  house.  Held,  this  created  a  mere  easement,  but 
that  it  still  continued,  though  all  of  A's  building  except  the  west  wall  had  been  burnt ;  and 
therefore  A  could  not  maintain  ejectment  for  the  land.     Brondage  v.  "Warner,  2  Hill,  145. 
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dam,  and  this  afterwards  falls  to  decay ;  no  right  remains  for  the  erec- 
tion of  a  new  one.  And  some  cases  have  held,  that  an  easement,  as, 
for  instance,  a  right  to  hunt  or  fish,  cannot  pass  by  a  parol  or  even  a 
written  but  unsealed  license,  though  acted  upon  ;  but  the  license  may 
be  revoked.(l) 

15.  It  is  held  in  Vermont,  that  a  license  from  one  man  to  another  to 
erect  a  building  on  land  of  the  former  cannot  be  revoked,  so  as  to  pre- 
vent the  latter  from  entering  to  remove  it.(2) 

16.  An  easement  is  said  to  be  a  permanent  interest  in  another's  land, 
with  a  right  at  all  times  to  enter  and  enjoy  it,  and  must  therefore  be 
founded  upon  a  grant  by  deed  or  writing,  or  upon  prescription.  But  a 
license  is  an  authority  to  do  a  particular  act,  or  series  of  acts,  upon 
another's  land,  without  any  estate  therein.  It  is  founded  in  personal 
confidence,  and  not  assignable.  Hence,  a  license  may  arise  by  parol. 
Chancellor  Kent  is  of  opinion  that  the  distinction  dbove  named  is  quite 
subtle,  and  difficult  to  be  understood;  and  he  mentions  several  cases 
on  the  subject,  which  seem  not  easil}'  reconcilable. (3) 

17.  The  court  in  Maryland,  in  the  case  of  Hays  v.  Richardsoit,{^ 
enter  into  an  examination  of  the  authorities  relating  to  the  nature  of 
the  interest  created  by  a  license.  In  Wood  v.  La/ce,{o)  there  was  a 
parol  agreement  that  A  should  have  liberty  to  stack  coals  on  land  of 
B  for  seven  years,  and  have  the  sole  use  of  this  part  of  B's  close.  This 
was  held  to  create  neither  an  estate  nor  interest  in.  or  oat  of  hind.  It  is 
remarked  upon  this  case,  that  the  same  construction  must  have  been 
given,  if  the  license  had  been  for  ninety-nine  years,  renewable  forever. 
In  Crosby  Y.  Wad.sworth,{Q)  a  parol  sale  of  growing  grass  was  held  void. 
The  case  in  Say  relies  upon  Webby.  Paternoster, ij)  which  decides  that  a 
parol  license  to  stack  hay  upon  land  is  a  charge  upon  the  land  in  the 
hands  of  everybody,  but  that  it  is  countermandable,  unless  a  time  cer- 
tain be  fixed  for  its  enjoyment — "  as  if  I  license  one  to  dig  clay  in  my 
land."  It  is  said  this  case  was  prior  to  the  statute  of  frauds ;  that  stack- 
ing hay  upon  land  and  digging  clay  in  it,  are  widely_  different  acts ; 
and  the  question  is  made,  whether  an  oral  license  to  dig  coal  for  five 
hundred  years,  and  have  the  sole  use  of  the  land,  would  not  create  an 
interest  in  the  land. (8)  In  Taylor  \.  Water X^)  Gibbs,  Ch  J.,  says,  a 
license  to  enjoy  a  beneficial  privilege  on  land  does  not  create  an  interest 
in  the  land,  and  is  good  without  writing.  But  in  Fentiman  v.  Smith,{10) 
where  A  gave  B  a  parol  permission  to  pass  water  to  B's  mill  by  a  tun- 
nel over  A's  land,  which  A  assisted  to  make,  and  afterwards  ol'structed 
the  water;  held,  the  right  could  not  pass  without  deed.  Mr.  Sugden(ll) 
says,  the  case  of  Wood  v.  Lake  is  in  the  very  teeth  of  the  statute.  In 
Thompson  v.  Greyory,{12)  the  right  to  overflow  land,  by  erecting  a  dam, 

(1)  Webb  V.  Paternoster,  Palm.  71;  2  Eq.  Taun.  373;  Cook  t;.  Stearns.  11  Ma.ss.  533; 
Cas.  Abr.  522;  Sliort  v.  Taylor,  lb.;  Winter  Hifker  v.  Kelley,  1  Greenl.  117;  Clement  v. 
V.  Brockwell,  8  K.  308;  Le  Fevre  v.  Same,  4    Dursrin,  5,  9. 

Sen  &  R.  241  ;    Rerick   v.  Kerne,   14,   267  ;  (4)  1  Gill  &  John.  382. 

Bridges  v.  Blanchani,  3   Nev.  &  Man.   691 ;  ^  (5)  Say,  3. 

Cocker  v.  Cowper,    1   Cromp.    Meee.   &  Ros.  ;  (6)  6  E.  602. 

418;   Bird  v.  Higginson,  4  Nev.  k  Man.  505.  |  (7 1  Palm.  71  ;    Poph.   151. 

And  see  Hepburn  v.  McDowell.    17  S.  &  R.  ,  (8)  1  G.  &  J.  3s2-3. 

383:   Liaginst'.  Inge    7  Bing   682.  (9)  7  Taun.  384 

(2)  Barnes  v.  Barnes,  6  Yerm.  387.  (lOi  4  E.  107. 

(3)  3  Kent,  452  ;   Wood?;.  Lake,  Sayer,  3:  (11)  Sug.  Vend    57. 
Sugd.  on  V.  &  P.  66;    Tajler  v.  Walters,  7  '  (12)  4  John.  81. 
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was  held  to  be  an  incorporeal  hereditament,  and  to  pass  only  by  deed 
— certainly  not  without  writing,  since  the  statute  of  frauds.  From  this 
examination  of  cases,  the  court  in  Maryland  conclude  that  the  act  pro- 
viding for  the  execution  and  recording  o'  deeds  precludes  any  parol 
license  relating  to  land.  The  object  of  the  statute  is  "  to  secure  the 
estates  of  purchasers."  Hence,  all  rights,  incumbrances  or  conveyances, 
touching  or  connected  with  land,  must  be  recorded.  The  act  includes 
not  only  lands^  like  the  statute  of  frauds,  but  tenements  and  heredita- 
ments.(i) 

18.  In  the  same  State  it  is  held,  that  the  release  of  a  way  by  parol  is 
a  mere  license,  which  is  revocable.(2) 

19.  Another  important  case  upon  this  subject,  is  that  oiHewlins  v.  Ship- 
pam.{S)  In  this  case,  A  gave  a  license  and  authority  to  B,  his  heirs  and 
assigns,  to  make  a  drain  across  A's  yard,  for  the  passage  of  water  froni  a 
scullery  belonging  to  B.  In  an  action  against  A  for  obstructing  the  drain, 
the  declaration  stated  the  license:  1.  As  indefinite  as  to  time.  2.  To  last 
while  A  should  have  possession  of  the  land.  8.  To  last  so  long  as 
should  be  requisite  for  the  convenient  occupation  of  B's  house.  Held, 
an  authority  given  in  either  of  these  forms  would  create  an  uncertain 
interest,  which,  in  construction  of  law,  is  a  freehold  for  life.  Hence, 
although  the  license,  till  countermanded,  would  excuse  B  from  a  tres- 
pass in  entering  A's  land,  it  was  insufficient  to  sustain  this  action, 
which  must  rest  on  title.  Bayley,  J.,  remarked, (4)  that  a  right  of  way 
or  of  passage  for  water,  even  where  it  is  not  ayi  interest  in  land,  is  an 
incorporeal  hereditament,  lies  in  grant,  and  certainly,  if  freehold,  and  it 
seems  even  though  less  than  freehold,  cannot  pass  without  deed. (5)(a) 
An  important  distinction  was  taken  between  this  case  and  that  of  Winter 


(1)  1  G.  &  J.  384. 

(2)  Wright  V.  Freeman,  5  H.  &  J.  ieT. 

(3)  5  Barn.  &  Cress.  221. 


(4)  5  B.  k  C.  229. 

(5)  8  E.  309. 


(a)  To  this  point  the  following  authorities  were  cited:  Co.  Lit.  9  a,  42  a,  85  a,  169; 
Touch.  231-2;  2  Rolle's  Abr.  G2  ;  9  Co.  9  ;  Gilb.  Evi.  9G ;  Bolton  v.  Bishop,  &c.,  2  11.  Bl. 
259  ;   Rumsey  v.  Rawson,  1  Yentr.  18-25,  (which  wa.s  a  case  of  license.) 

The  tenant  of  a  frame  buildinpr,  which  had  extended  over  an  adjoining  lot  more  than  21 
year.s,  was  informed  that  a  survey  had  been  made  by  order  of  the  adjoining  owner,  with 
the  intPtition  of  building  on  the  true  line.  He  express'ed  his  satisfaction,  declined  to  examine 
the  survey,  and  told  the  owner  of  the  other  lot  to  go  on  and  put  up  the  wall.  Held,  after 
commencement  of  the  work  the  license  became  irrevocable,  and  ejectment  did  not  lie  for  the 
land  covered  by  the  new  party-wall.     Marsh  v.  Weekerly,  1  Uarr.  260. 

An  executory  agreement  between  an  individual  and  a  railroad  company,  that  the  latter 
shall  continue  to  stop  with  their  cars  at  a  particular  place  adjacent  to  the  property,  as  a 
permanent  arrangement;  is,  in  substance,  the  grant  of  an  easement  or  servitude,  binding 
upon  the  property  of  the  company,  and  an  interest  in  land,  required  by  the  statute  of  frauds 
to  bf  in  writing.  Such  an  agreement  by  parol  would  also  be  void  by  the  statute  of  frauds, 
as  an  agreement  not  to  be  performed  within  one  year  from  the  making  thereof.  Pitkin  v. 
Long  Island,  &e.,  2  Barb.  Cli.  221. 

A  municipal  corporation,  owning  the  land  on  the  shore  of  a  river  or  harbor,  conveyed  to 
A  the  land  under  water,  from  high  water  mark,  'reservins:  so  much  of  the  same  as  would 
be  necessary  to  make  Wasliiiigton  Street  60  feet  wide,  and  West  Street  TO  feet  wide."  In 
the  deed  wt-ro  covenants  of  A,  in  respect  to  the  building  of  wharves,  Ac,  and  the  corpora- 
tion covenan'-ed  therein,  that  A  and  his  heirs,  performing  their  covenants,  "should  and 
migiit,  at  all  times  thereafter,  have  and  enjoy  the  wharfage,  and  benefits,  and  advantages 
growing  or  arising  from  the  wharves  to  be  erected."  Held,  the  deed  conveyed  to  A  con- 
ditionally an  interest  in  the  bulkhead  or  wharf  at  the  end  of  the  streets,  which  was  real 
property,  an  incorporeal  hereditament;  and  was  not  a  mere  personal  covenant.  Boreal  t. 
City,  k'c.  2  Sandf.  552. 
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V.  Brochwell,  in  which  A  had  the  privilege  of  a  light  opening  upon  B's 
land,  and  consented  to  B's  obstructing  it,  whereby  B  incurred  an  ex- 
pense; and  it  was  held,  that  A  could  not  retract  his  consent  without 
reimbursing  B.  "This  case  was  not  the  grant  of  an  easement  upon 
the  grantor's  land,  but  a  permission  to  the  grantee  to  use  his  own  land 
in  a  way  in  which  he  would  have  a  right  to,  but  for  the  plaintiff's 
easement."(l)  It  was  further  remarked  upon  the  cases  of  Webb  v. 
Paternoster,  Wood  v.  Lake,  and  Tatjlor  v.  Waters,  that  they  were  not 
cases  of  a  freehold  interest,  and  the  objection  was  not  taken  that  the 
right  lay  in  grant,  and  therefore  could  not  pass  without  deed.(2)(a) 
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1.  A  RIGHT  of  way  is  the  privilege  which  an  individual,  or  a 
particular  class  of  individuals,  such  as  the  inhabitants  of  a  village, 
may  have  of  going  over  another  person's  ground.(i)  Though  in  com- 
mon parlance  not  called  real  estate,  it  is  an  incorporeal  hereditament  of 
a  real  nature,  and  falls  within  these  terms,  as  used  in  a  statute.  It  is 
said  to  be  only  an  easement  upon  the  land  of  another.  Hence,  trespass 
does  not  lie  for  its  obstruction.  On  the  same  principle,  if  freehold,  it 
must  be  created  by  deed.(3)  . 

2.  Conveyance  under  seal  as  follows:  "I  hereby  authorize  R  to 
open  and  continue  open  a  road  through  ray  field,  beginning,  &c.,  as 
also  to  build,  keep  in  repair  and  use  a  bridge  over  the  branch  m  the 
field  on  which  said  road  will  pass;  said  road  and  bridge  being  mtended 
as  well  for  public  use  as  for  that  of  R ;  and  to  continue  till  R  and  my- 
self shall  agree  it  shall  be  shut  or  altered."  Held,  this  was  the  grant 
of  an  incorporeal  hereditament,  to  last  till  both  parties  should  agree  to 
discontinue  it,  and  must  be  acknowledged  and  recorded.(4) 


(1)  5  B.  &  C.  238. 

(2)  lb. 

(3)  Conner  V.  New,  &c.,  1  Black.  (Tnd.)  45 ; 
Lazaretto,  &c.,  Ashm.  421;  3  Cruise,  72; 
Spear  «.  Bicknell,  5  Mass.  129;    Hewlins  v. 


Sliippam,  5  Barn.  &  Or.  231;  Wright  v.  Free- 
man, 5  Har,  &  J.  475;  12  Wend.  98;  20, 
99. 

(4)  Hays  v.  Richardson,  1  Gill  &  J.  366. 


(a)  For  important  modifications  of  the  law  of  easements  in  England,  see  St.  2  &  3  Wm. 

IV,  ch.  71.  ,.-.,.•,* 

{b)  The  right  of  way  is  an  accommodation  which  none  can  claim  without  equivalent. 

Rowland  v.  Wolfe,  1  BaL  58. 
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3.  A  right  of  way  may  be  attached  to  a  house,  entry,  gate,  well,  or 
city  lot,  as  well  as  to  a  country  farm.(l) 

4.  Ways  are  said  to  be  of  three  kinds.  First,  a  footway.  Second, 
a  footway  and  horseway,  vul^^arly  called  in  England  a  pack  and  prime 
way.  Third,  a  cartway  ;  which  is  either  regia  via,  the  king's  highway 
for  all  men,  or  communis  strata,  belonging  to  a  city  or  town,  or  be- 
tween neighbors  and  neighbors.(2)(i)  In  Tennessee,  public  ways  are 
divided  into  three  classes — stage,  wagon,  and  those  for  a  single  horse 
and  rider.(3)  In  Pennsylvania,  there  is  a  distinction  between  a  right 
of  way,  and  a  private  road;  as,  for  instance,  a  road  running  from  a 
navigable  river  to  the  highway.(4) 

5.  It  seems,  any  way  which  is  common  to  the  whole  people  is  a 
highway,  whether  leading  directly  to  a  market  town  or  only  from  town 
to  town.  So  also  any  cartw^ay.  But  a  way  to  a  parish  church,  or  to 
the  common  fields  of  a  town,  or  to  a  village,  which  terminates  there,  is 
a  private  way.  And  whether  a  way  is  a  highway  or  not,  depends 
much  upon  reputation. 

6.  A  man  may  prescribe  for  a  way  from  his  house  through  a  certain 
close  to  the  church  ;  though  owning  lands  which  adjoin  the  house,  and 
which  he  must  first  pass.  For  the  general  prescription  shall  be  applied 
only  to  the  lands  of  others.(5) 

7.  One  may  have  a  right  of  way  through  a  church-yard.(6) 

8.  One  man  cannot  claim  a  way  over  another's  ground  from  one 
part  thereof  to  another ;  but  only  from  one  part  of  his  own  land  to 
another.(7) 

9.  A  way  may  be  appurtenant  to  an  island,  though  separated  from 
the  main  land  by  a  navigable  river.(8) 

10.  A  right  of  way,  ex  vi  termini,  imports  a  right  to  pass  in  a  par- 
ticular direction,  and  not  the  right  to  change  such  direction  at  pleasure.(9) 
{Infra,  s.  68.) 

11.  To  an  action  of  trespasss  qu.  clans,  freg.,  A  pleaded  a  right  of  way 
by  prescription,  from  the  upland,  across  B's  salt  marsh,  (the  locus  in  quo,) 
to  A's  marsh,  ivhere  most  convenient  to  A,  and  least  prejudicial  to  B  ;  also 
the  same  right  by  non-existing  grant.  Held,  as  a  custom,  the  right 
claimed  would  be  unreasonable,  uncertain,  productive  of  litigation,  and 
therefore  void  ;  and  that  A's  habit  of  passing  over  the  land  in  different 
directions,  however  long  continued,  could  neither  give  a  right  to  do  so, 
nor  a  specific  right  of  way  in  one  course.  A  grant,  in  the  words  of 
the  plea,  would  authorize  the  grantee  to  elect  the  course  of  the  way, 
but  not  to  change  it  afterwards.(lO) 

12.  It  has  been  since  held,  that  to  an  action  of  trespass  the  defend- 

(1)  3  Kent,  436.  ,       (6)  Jeok.  Cent.  3  Ca.  94 


(2)  1  Inst.  56  a.     Soe  Cowling  v.  Higgin- 1 
son,  4  Mees.  k  W.  245. 

(3)  Ten.  St.  1821,  p.  10. 

(4)  Ashm.  417. 

(5)  Slownaan  v.  West,  Palm.  R.  387;    Son- 
house  V.  Christian,  1  T.  R.  570. 


(7)  Staple  V.  Heydon,  6  Mod.  3. 

(8)  Ashm.  421. 

(9)  Jones    v.   Percival,  5  Pick.  485.     See 
niuchliffe  v.  Kinnoul,  5  Binpf.  N.  11. 

(10)  Jones  V.  Perciral,  6  Pick.  485. 


(a)  In  England,  there  is  also  a  class  of  ways  known  as  occupation  ways.  Brownlow  v. 
Tomlinson,  1  Mann.  &,  G.  484.  Such  a  way  does  not  lose  its  character  by  becoming  a  high- 
way, lb.  But,  in  Massachusetts,  a  way  leading  to  buildings  is  cxtinguisiied  by  a  high- 
•way  located  over  the  site  of  such  buildings,     llancock  v.  Wontworth,  6  Met.  446. 
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ant  may  plead,  that  be  owns  an  adjoining  close,  and  has  as  appurtenant 
a  right  to  pass  in  all  directions  over  the  plaintiff's  close.(l) 

13.  Where  a  way  is  granted  without  designating  the  place,  long 
continued  usage  fixes  it,  and  the  grantor  cannot  alter  its  course.  But 
if  altered,  and  if  the  grantee  uses  the  new  way.  his  assent  to  the  altera- 
tion is  presumed. (2) 

14.  Under  the  grant  of  a  way  to  cross  the  land  of  the  grantor,  the 
grantee  has  no  right  to  enter  at  one  place,  go  partly  across,  and  come 
out  at  another  place  on  the  same  side  of  the  lot,  for  the  purpose  of 
avoiding  a  hill  on  his  own  land  ;  nor  is  parol  evidence  admissible  to 
show  that  this  was  the  intention  of  the  parties.  But  a  contrary  con- 
struction is  favored  by  the  facts,  that  the  grantee's  lot  did  not  adjcnn  the 
highway,  and  communica'ed  with  it  only  by  a  way  at  sufferance,  which 
might,  at  any  time,  legally  be  stopped  ;  and  that  there  had  been  either 
a  location  of  the  way  at  another  place,  or  a  non-user  for  nearly  forty 
years.(3)  (As  to  the  construction  of  the  grant  of  a  right  of  way,  see 
infra^  sec.  44.) 

15.  A  conveyed  to  B  the  eastern  half  of  A's  dwelling-house,  with 
the  land  under  the  same,  and  cellar;  also,  a  lot  of  land  eastward  of  the 
bouse,  &c. ;  reserving,  however,  the  right  to  "  pass  through  said  lot  to 
the  outer  cellar-way,  and  through  said  way  and  cellar,"  &;c.  Held,  that 
A  retained  the  right  of  passing  through  the  cellar  to  his  own  part  of 
the  house  above,  though  he  should  have  no  business  in  the  cellar.(4)(a) 

16.  A  and  B,  being  adjoining  owners,  agreed  by  indenture,  each  to 
throw  open  a  certain  portion  of  his  land  for  a  way  ;  mutually  cove- 
nanting that  the  way  "  shall  forever  be  kept  open,  clear  of  buildings 
or  other  encroachments."  A  memorandum  was  added,  as  follows :  "A 
has  liberty  to  pass  occasionally  for  repairing,  and  other  special  pur- 
poses, and  for  light  and  air  to  his  buildings."  B  might  use  the  way 
for  passing  as  a  gangway  at  all  times,  and  for  light  and  air,  or  other 
uses  not  obstructing  A's  privileges  above  described.  B  erected  a 
fence  along  the  line  of  his  own  land,  and  a  gate  at  the  street,  for  Avhich 
A  brings  his  action.  Held,  the  covenant  was  not  restricted  by  the 
memorandum,  and  the  erection  was  unlawful. (5) 

17.  A  was  the  owner  of  an  alley  twenty-four  feet  in  width,  between 
lots  of  B  &  C.  B  erected  a  house  upon  his  lot,  running  twelve  feet 
across  the  alley  at  one  end,  and  A  put  up  a  fence  along  the  alley,  upon 
a  line  corresponding  with  the  house,  and  so  as  to  narrow  the  alley  one- 
half;  or  more.  A  leases  to  B  in  fee  the  whole  twenty-four  feet,  de- 
scribing the  land  as  a  lot  on  which  B's  house  partly  stood,  and  reserv- 
ing to  himself  a  way  for  carts,  &c.,  upon  condition  that  B  leave  him  in 
un^obstructed  enjoyment  of  the  way.     Held,  the  fence,  erected  by  A 

(1)  Emerson  v.  Wiley,  10  Pick  310.  [      (4)  Choate  v.  Burnham,  7  Pick.  274.     See 

(2)  Wynkoop  v.  Burger,  12  John.  222.  Newton  v.  Newton,  17  Pick.  201. 

(3)  Comstoek  v.  Van  Deusen,  5  Pick.  163;        (5)  BrowDell  v.  Dyer,  5  Mas.  227. 
(Choate  v.  Burnham,  7  Pick.  274.)  j 


(a)  The  counsel  for  the  plaintiff,  (B,)  contended,  that  the  reservation  gave  A  the  right  of 
passing  only  through  B's  into  his  own  part  of  the  cellar.  The  opinion  of  the  court  seems  to 
leave  out  of  sight  the  fact  thnt  A  retained  any  part  of  the  cellar;  the  chief  ground  of  de- 
cision being,  that  the  word  ihrough  would  be  wholly  nugatory,  if  A  could  go  only  to  the 
cellar.  "Whereas,  upon  the  facts,  the  plaintiff's  construction  gave  the  word  its  proper  effect, 
as  much  as  the  defendant's. 
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himself,  was  no  obstruction,  and  tliat  he  could  claim  under  the  reserva- 
tion only  the  portion  not  enclosed  by  it.(l) 

18.  A  granted  to  B  land  of  unequal  width,  described  as  abutting  on 
a  road  on  his  own  soil.  The  land  abutted  on  the  broadest  part  of  the 
road,  but  in  the  narrowest  part  of  it  a  narrow  strip  intervened  between 
the  laud  granted  and  the  road.  Held,  B  had  the  right  of  passing  to 
the  road  over  this  strip,(2) 

19.  Grant  of  a  free  and  convenient  way,  as  well  a  horse-way  as  foot- 
way, as  also  for  carriages.  &c.,  in,  through,  over,  and  along,  &c.,  to 
carry  coal,  &c.,  or  other  things  whatsoever.  Held,  the  grantee  might 
lay  a  framed  wagon-way  along  the  land  for  transporting  coals,  this 
being  the  most  convenient  mode,  but  not  transverse  roads  across  the 
Ian  (1(3) 

20.  A  occupied  a  house,  between  which  and  B's  was  a  strip  of  land 
eleven  feet  wide.  B  grants  to  A  the  right  of  using  this  strip  as  a  foot 
or  carriage-way,  with  all  the  liberties,  &c.,  incident  or  needful  to  its  use, 
&c.     Held,  A  might  lay  a  flagstone  before  his  door.('±) 

21.  A  deed  contained  this  clause — "  also  the  privilege  of  passing 
on  A's  (the  grantor's)  land  between  the  buttonwood  tree  and  A's 
store,  to  the  horse-barn,  from  the  highway  ;  to  be  kept  open,  &c.,  for 
the  benefit  of  B  (the  grantee)  and  A."  A  owned  the  adjoining  land, 
upon  which  his  store  stood.  The  barn  was  wholly  on  B's  land,  and 
the  only  w^ay  then  used  from  the  road  to  ihe  barn  was  across  the  lands 
between  the  buttonwood  tree  and  store.  Held,  this  was  not  the  reser- 
vation of  a  way  to  A,  but  the  grant  of  one  to  B.(5) 

22.  A  right  of  way  may  be  claimed  in  three  modes — by  prescription^ 
grant,  and  necessity. (6){a) 

28.  Uninterrupted  enjo3mient  of  a  way  for  twenty  years,  without 
evidence  that  it  had  been  used  by  leave,  favor,  or  mistake,  is  sufficient 
to  leave  to  a  jury  to  presume  a  grant,  or  to  give  a  right  by  prescrip- 
tion.(i)  As  where  the  inhabitants  of  a  village  have,  time  out  of  mind, 
traversed  a  particular  close  or  field,  to  get  to  their  village  church.(7) 

(1)  Jackson  v.  Allen,  3  Cow.  220.  I  Regina  v.  Turweston,  1  Eng'.  L.  &  Equ.  317. 

(2)  Roberta  v.  Karr,  1  Taun.  495.  (7)  Campbell  v.  Wilson,  3  E.  294;  3  Cruise, 

(3)  Senhouse  v.  Christian,  1  T.  R.  560.  73  ;   Valentine  v.  Boston,  22  Pick.  75  ;  Lan- 

(4)  Gerrard  v.  Cooke,  2  N.  R.  109.  sing  v.  Wiswall,  5  Denio,  213  ;   Miller  v.  Gar- 

(5)  Trumbull  v.  Isham,  14  Conn.  400.  lock,  8  Barb.  153. 

(6)  2  M'Cord,  445  ;  5  Har.  &  J.  474      See  ' 


(a)  In  North  Carolina,  ways  are  divided  into  those  laid  out  by  public  authority,  and 
prlTate  ways,  including  ways  by  grant  and  prescription.  2  Hay.  302.  In  most  of  the 
Stales,  provision  is  made  for  laying  ont  private  as  well  as  pub.ic  ways,  by  application  to  the 
public  authorities.     See  infra,  sec.  92.  * 

Utidor  the  plea  of  right  of  way,  in  an  action  of  trespass  quare  clawfum,  the  defendant,  afler 
having  undertaken  to  prove  an  express  grant  or  reservation  of  a  way  by  deed,  may  prove 
one  by  prescription.     Hamilton  v.  White,  4  Barb.  60. 

[h)  It  was  remarked  by  the  court  in  South  Carolina,  in  1823,  (Lawton  v.  Rivers,  2  McCord, 
450,)  that  an  idea  had  prevailed,  tliat  the  rule  of  presuming  a  grant  from  twenty  years' 
possession,  was  adopted  in  South  Carolina,  though  the  court  knew  of  no  distinct  decision. 
In  Hill  V.  M'Cluro,  (2  Const.  424,)  thirty  years  were  held  sufficient;  and  probably  not  less 
than  twenty  would  be  now  required. 

In  North  Carolina,  (Bordeaux  v.  Williamson,  2  Hayw.  301,  302.)  to  an  action  of  trespass 
by  A  against  B,  B  pleaded  a  common  way,  used  by  the  neighborhood,  and  leading  to  a 
landitig  and  public  road,  and  a  usage  to  repair  the  way  by  cutting  timber  near  for  the  pur- 
pose (which  was  the  act  complained  of)  It  was  proved,  that  the  way  had  been  used  by 
the  neighborhood,  for  nearly  forty  years.  Held,  as  the  commencement  of  the  way  was 
known,  it  waa  not  a  good  way  by  prescription. 
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24.  Where  to  an  action  of  trespass  qu.  dans,  freg.,  the  defendant 
pleaded  a  common  highway,  from  time  immemorial,  through  the 
close ;  and  proved  the  existence  of  the  way  for  sixty  years,  no 
evidence  being  offered  of  its  commencement ;  held,  the  plea  was 
sustained. (1) 

25.  A  prescriptive  way  must  not  only  have  existed  immemorially, 
but  the  use  must  have  beeu  uninterrupted.  Hence,  the  plea  of  such 
a  way  is  not  supported,  if  no  period  is  shown  of  twenty  years'  con- 
tinued use.(2)(a)  Where  one  pleads  the  grant  of  a  way  by  a  lost  deed, 
the  plea  must  be  sustained  by  proof  of  an  uninterrupted  use  of  more 
than  twenty  years  by  virtue  of  the  deed. (3) 

26.  To  constitute  a  way  by  prescription,  it  must  have  been  immemo- 
rially and  exclusively  used  bv  the  party  claiming  it ;  and  not  by  others 
also.  (4) 

27.  So  the  power  of  a  town  to  lay  out  a  highway,  and  their  accept- 
ance of  it,  will  not  be  presumed  from  long  use,  unless  the  use  is  com- 
mensurate with  the  highway  claimed.  Uninterrupted  use,  acquiescence 
and  identity^  are  said  to  be  necessary  for  the  presumption  of  a  grant.(5) 

28.  To  constitute  a  way  by  prescription,  the  use  must  have  been  ad- 
verse and  under  claim  of  right.  But  it  will  be  presumed  to  have  been 
so,  in  the  absence  of  evidence  to  the  contrary;  more  especially,  \^  noto- 
rious. But,  where  a  way  is  reserved  hy  deed.,  and  the  grantor  and  those 
claiming  under  him  have  used  it  in  a  mode  nearly  corresponding  to  the 
terms  of  the  reservation,  though  long  enough  to  give  a  prescriptive 
title ;  the  use  must  be  intended  to  have  been  under  the  deed,  not  ad- 
verse, and  therefore  the  right  will  be  limited  by  the  terms  of  reserva- 
tion.(6)(6) 

29.  Thus,  the  practice  of  passing  over  unenclosed  forests,  common 
to  all,  is  insufficient  to  give  such  right.(7)     (See  ch.  60,  sec.  6.) 

30.  A  way  had  been  used  as  a  settlement  road  more  than  thirty  years. 
The  land,  held  by  A,  the  defendant,  was  unenclosed  woodland  till  eigh- 


(1)  Odiorne  v.  Wade,  5  Pick.  421. 

(2)  Odiorne  v.  Wade,  5  Pick.  421 ;  Lawton 
V.  Rivers,  2  McCord,  445 ;  Watt  v.  Trapp,  2 
Rich.  136. 

(3)  Livett  V.  Wilson,  3  Bine:.  115. 

(4)  Com.  i;.  Newbury,  2  Pick.  51;  Miller  v. 
G-arlock,  8  Barb.  153.  (See  Allen  v.  Ormond, 
8  E.  4.) 


(5)  Watrous  v.  Southworth.  5  Conn.  305 ; 
Turnbull  v.  Rivers,  3  M'C&rd,  131. 

(6)  Atkins  v.  Bordman,  2  Met.  45T  ;  Miller 
V.  Garlock,  8  Barb.  153  ;  Ksling  v.  Williams, 
10  Barr,  126. 

(7)  Rowland  v.  Wolfe,  1  Bai.  58  ;  Watt  v. 
Trapp,  2  Rich.  136;  Gibson  v.  Durham,  3,  85. 


(a)  A  had  adverse  possession  of  a  way  for  two  years ;  some  years  after  which  he  con- 
veyed to  B,  who  had  possession  eighteen  years.  Held,  insufBcient  to  give  a  prescriptive 
right.     Kilburn  v.  Adams,  7  Met.  33. 

In  an  action  of  trespass  to  laud,  the  defendant  pleaded  two  pleas,  founded  on  the  2  &  3Will. 
IV,  c.  71,  alleging  enjoyment  of  a  way  over  the  land  for  twenty  and  forty  years,  respectively ; 
and  offered  evidence  of  ustr,  commencing  about  forty-eight  years  before  the  commencement 
of  the  suit,  and  continuing  until  within  about  two  years  of  that  time,  and  tiiat  there  had 
been  no  interruption  by  others.  Held,  the  plea  was  not  proved,  and  there  was  no  evidence 
to  go  to  the  jury  in  support  of  it.     Low  v.  Carpenter,  6  Eng.  Law  and  Eq.  450. 

Quoire,  whether  a  plea  is  good,  which  alleges  the  user  to  have  been  for  twenty  or  forty 
years,  as  the  ease  may  be,  preceding  the  commencement  of  the  suit,  without  saying  "  next" 
preceding.     lb. 

(6)  A  tract  attached  to  an  academy  was  purposely  left  open,  and  A,  an  adjoining  owner, 
passed  over  it  more  than  twenty  years,  in  common  with  the  academy,  but  oftener  than  any 
one  else.  Held,  a  mere  permissive  use,  though  one  particular  line  was  more  marked  by  him 
than  the  rest  of  the  land,  and  occasionally  levelled,  when  gullied  by  the  rains.  Kilburn  ». 
Adams,  7  Met.  33. 
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teen  years  before  the  obstruction  complained  of.  It  was  then  cleared 
and  enclosed,  leaving  a  lane,  which  was  sometimes  stopped  by  gates. 
Above  the  plantation  of  B,  the  plaintiff,  the  lane  was  obstructed  by  B 
and  others,  but  was  used  as  a  neighborhood  road^  till  recently  stopped  by 
B,  and  used  by  B  till  stopped  by  A.  Held,  B  had  no  exclusive  right 
to  the  way,  it  being  common  till  his  own  obstruction ;  and  that  the 
user  could  not  be  adverse  till  the  enclosure,  which  was  but  eighteen 
years  before.     Hence  B  could  not  maintain  an  action  against  A.(l) 

31.  So,  where  the  plaintiff  and  other  neighboring  occupants  passed 
over  unenclosed  land  of  the  defendant,  and  the  way  was  changed  with 
the  fields  and  fences,  at  the  will  of  the  defendant ;  held,  the  plaintiff 
acquired  no  prescriptive  right  against  the  defendant.(2) 

S2.  Where  one  neglects  to  remove  a  house  wrongfully  erected  on  his 
own  land,  and  which  obstructs  a  way  belonging  to  him,  this  is  no 
abandonment  of  the  right  of  way.  An  erection  of  the  house  by  him- 
self might  be  an  abandonment.(8) 

83.  A  way  had  been  uninterruptedly  used  for  twenty  years.  Af- 
terwards it  was  used  but  little,  and,  in  different  years,  three  or  four 
times  obstructed,  and  some  wide  deviations  had  taken  place  from  its 
original  course.     Held,  the  right  of  way  was  not  hereby  lost.(4) 

34.  It  is  said,  in  South  Carolina,  that  a  right  of  way  is  defeated  only 
by  an  adverse  and  continued  obstruction  for  five  years.(a) 

35.  It  has  been  decided  in  New  Hampshire,  that,  where  a  way  has 
been  used  over  twenty  years,  the  presumption  ai'ising  therefrom  may 
be  rebutted,  b}'  showing  that  the  owner  of  the  land  has  ploughed  it 
within  that  time,  at  the  same  time  denying  the  right  of  way,  though 
not  in  presence  of  the  party  claiming  the  right.(5) 

36.  In  New  York,  when  a  right  to  a  private  way  is  acquired  b}'  pre- 
scription, or  by  a  user  of  twenty  years ;  it  can  only  be  lost  by  a  non- 
user  of  twenty  years,  or  by  a  release.(6)  It  is  held,  in  Maryland,  that 
adverse  possession  for  more  than  twenty  years  is  not  a  conclusive 
bar  to  a  right  of  way,  but  only  raises  a  presumption  against  it.  But 
the  user  of  another  route  over  the  land  fortifies  the  presumption  of 
release,  arising  from  non-user  of  the  former  way.(7)(6) 

37.  In  Connecticut,  it  is  held,  that  a  long  continued  non-user  \&  pri- 

(1)  McKee  v.  Garrett,  1  Bai.  341.  1      (5)  Barker  v.  Clark,  4  N.  H.  380. 

(2)  Turnbull  V.  Rivers,  3  McCord,  131.  (6)  Miller  v.  Garlock,  8  Barb.  153. 

(3)  Rogers  v.  Stewart,  5  Verm.  215.  (7)  Wright  v.  Freeman,  5   Har.   &  J.  467- 

(4)  Cuthbert  v.  Lavvton,  3  McCord,  194.  |  77. 


(a)  Cuthbert  v.  Lawton,  3  McCord,  194.  Whether,  by  virtue  of  some  statutory  provision, 
does  not  appear. 

(6)  A  road,  leading  from  the  dwolling-liou.se  of  the  plaintiff,  across  the  lands  of  others,  to 
a  village,  had  been  used  for  travelling  more  than  40  years,  and  had  formerly  been  pari  of  a 
public  highway.  The  commissioner,  more  than  20  years  before  the  coinniencement  of  the 
suit,  had  changed  the  route  of  the  highway,  so  as  to  discontinue  it  at  a  certain  point,  but 
the  plaintiff  and  his  predecessors  in  title,  had  continued  to  use  and  enjoy  it,  notwithstanding 
such  discontinuance.  The  defendant,  who  occupied  lands  through  which  it  ran,  had  recent- 
ly obstructed  it  at  such  point.  Held,  the  plaintiff  was  entitled  to  recover  against  him.  Lan- 
sing V.  Wiswall,  5  Denio,  213. 

Statute  2  &  3  Wra.  IV,  ch.  71,  sec.  2,  provides,  that  where  a  way  is  claimed  by  prescription, 
if  uninterruptedly  enjoyed  for  twenty  years,  it  can  be  defonted  only  by  proving  the  hrsi  en- 
joyment to  have  been  more  than  twenty  years  ago;  and  that  an  enjoyment  for  forty  years 
shall  give  an  absolute  title,  unless  it  hag  been  under  a  consent  in  writing.  3  Harr.  Dig. 
2175. 
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ma  facie  evideace  of  the  release  of  a  highway  ;  as  where  the  owner  of 
the  land  kept  up  bars  for  ninety  years.(l) 

38.  In  Massachusetts,  it  has  been  successively  held,  that  adverse  oc- 
cupation of  more  than  twenty  years  raises  a  presumption  of  the  ex- 
tinguishment of  a  way  ;  but  that  this  presumption  is  for  the  jury,  and 
may  be  rebutted  ;  that  non-user,  or  a  tortious  interruption  for  ten  or 
twenty  years,  does  not  forfeit  a  right  of  way,  if  a  previous  immemorial 
usage  is  shown,  or,  a  fortiori,  a  right  founded  on  express  grant,  or  ex- 
ception ;  that  non-user  of  a  way,  for  nearly  forty  years,  raises  a  violent 
presumption  against  the  right ;"  and  that  a  way  is  not  lost  by  non-user 
for  less  than  twenty  years.(2) 

39.  In  Pennsylvania,  an  occupation  for  twenty-one  years,  adverse  to 
and  inconsistent  with  a  way,  bars  the  right.  Non-user  for  twenty-one 
years  has  the  same  effect.     But  not  for  any  shorter  period.(3)(a) 

40.  Every  immaterial  change  will  not  destroy  the  identity  of  a  way. 
But  the  question  will  depend  on  the  situation  of  the  couritry.(4) 

41.  A  way  cannot  be  extinguished  by  a  parol  release.  Such  release 
is  a  mere  license,  which  may  be  revoked.(5) 

42.  Secondly,  a  way  may  be  acquired  by  express  grant.(6)  It  has 
already  been  seen,  that  prescription  itself  proceeds  upon  the  presump- 
tion of  a  lost  grant. (6) 

43.  A  way  in  esse  mav  pass  by  bargain  and  sale  ;  but  a  way  de  novo 
only  by  grant  or  lease, (7) 

44.  The  following  cases  may  be  cited  relating  to  the  constructions  of 
deeds,  by  which  rights  of  way  are  created  or  conveyed  :  (sujjra,  sec.  15, 
etc.) 

45.  A,  owning  two  adjoining  messuages,  which  fronted  east  upon  a 
street,  in  1705  conveyed  the  southerly  one  to  B.  The  deed  set  forth, 
that  on  the  south  side  there  was  a  gate  and  passage  about  five  feet  wide, 
from  the  street  into  the  yard  of  the  messuage.  A  reserves  to  himself, 
his  heirs,  &c.,  the  right  of  passing  through  and  upon  the  gate,  &c.,  for 
cari'ving  wood  or  any  other  thing  over  the  yard  or  ground  of  the  mes- 
suage, into  and  from  the  housing  and  land  of  A,  without  damage  to  B, 
his  heirs,  &c.  It  was  also  agreed,  that  B,  &c,  might  add  a  building 
backward,  of  a  breadth  equal  to  that  of  the  back  of  the  chimneys  of  the 
tenement.  The  owner  of  the  northerly  messuage  enjoyed  the  easement 
long  enough  to  give  a  prescriptive  title.     Held,  as  the  use  conformed  to 


(1)  Beardslee  v.   French,  7  Conn.  125. 

(2)  Hotlraan  v.  Savage,  15  Mass.  130  ; 
White  a.  Crawford,  10  Mass.  180 ;  Comstock 
V.  Van  Deusen,  5  Pick.  163;  Emerson  v.  Wi- 
ley, 10  Pick.  310. 

(3)  Yeakle  v.  Nace,  2  Whart.  123  ;  Dyer 
V.  Depui,  5  Whart.  584. 


(4;  Lawton  v.  Rivers,  2  McCord,  445. 

(5)  Wright  V.  Freeman,  5  Har.  &  J.  467. 

(6)  3  Cruise,  73.     See  Durham,  &,c.v.  Wal- 
ker, 2  Ad.  &  El.  (N.  S.)  940. 

(7)  Hays  v.  Richardson,  1  Gill  &  J.  366. 


(a)  In  the  same  State,  where  there  has  been  uninterrupted  use  of  an  alley  for  a  passage 
and  water-course,  less  than  twenty  years;  evidence  is  admissible  of  a  contribution  by  tiie 
parties  using  it,  to  the  laying  and  repairing  of  the  pavement  and  fixing  water-pipes  below. 
Lewis  V.  Carstairs,  6  Whart.  193. 

(b)  The  grant  of  a  right  of  way,  not  mentioned  in  the  deed  conveying  the  estate,  to  which 
it  is  claimed  as  an  incident,  cannot  be  shown  by  evidence  of  the  declarations  of  persons,  ap- 
pointed to  make  partition  of  lands,  of  which  those  conveyed  are  a  part.  Trask  v.  Patterson, 
29  Maine,  499. 
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the  deed,  the  easement  was  under  and  not  adverse  to  the  reservation, 
and  must  be  construed  therebj.(l) 

46.  B  having  arched  over  the  passage,  and  narrowed  it  to  the  width 
of  the  old  gate  ;  held,  A  was  not  entitled  to  damages,  unless  the  altera- 
tion made  it  materially  less  convenient.  Also,  that  B  might  build  north, 
to,  but  not  beyond,  the  line  of  the  chimney  ;  that  B  might  extend  the 
old  or  a  new  building  at  pleasure,  leaving  a  convenient  passage  across 
his  lot  to  the  other  messuage,  even  after  forty  years'  use  of  the  passage, 
close  to  the  rear  of  the  old  building ;  because  the  deed  explained  the 
use,  and  rebutted  the  prescriptive  title  to  a  passage  in  that  precise  place; 
and  that  B  might  raise  the  building  to  any  height.(2) 

46  a.  The  owner  of  a  block  of  stores,  and  adjoining  land,  conveyed 
part  of  the  land,  parrallel  with  and  twenty  feet  from  the  block,  "  to- 
gether with  the  right  of  passing  and  repassing  over  the  space  of  twenty 
feet  between  the  west  wall  of  the  store  aforesaid  and  the  eastern  line  of 
the  before  created  premises."  Held,  these  words  described  the  land,  in, 
through  and  over  which  the  grantee  should  have  a  right  of  way,  but 
not  the  limits  of  tiie  way,  which  should  be  a  convenient  way  within 
those  limits,  adapted  to  the  convenient  use  and  enjoyment  of  the  land 
granted  for  any  useful  or  proper  purpose.(3) 

47.  Thirdly,  a  right  of  wa}^  may  arise  from  necessity,  which  is  founded 
upon  an  implied  grant.  Thus,  if  A  convey  to  B  land  wholly  surrounded 
by  other  land  of  A,(a)  or  in  part  by  land  of  A,  and  in  part  by  land  of 
C;  B  acquires  a  way  of  necessity  over  A's  land  to  the  highway,  but 
not  over  C's,(&)  to  be  assigned  by  A  wherever  he  may  see  lit ;  and,  if 
he  neglect  to  do  it,  by  B  ;(c)  upon  the  principle,  that  a  deed  shall  be 
taken  most  strongly  against  the  grantor ;  that  when  a  man  grants  any- 
thing, he  is  held  to  have  granted  whatever  is  necessary  to  the  use  and 
enjoyment  of  the  thing  granted ;  and  that  it  shall  not  be  intended  that 
one  meant  to  make  a  void  grant.  Nor  does  it  make  any  difference  that 
the  grantor  conveyed  merely  as  trustee.  And  the  grants  may  occur  at 
different  times. 

So  also,  if  one  convey  several  closes,  reserving  another  close,  from 
which  there  is  no  convenient  way,  except  over  one  of  those  sold;  the 
prevailing  doctrine  is,  that  he  has  the  right  of  way  over  the  latter  from 
necessity.  This  rule  is  founded  in  part  upon  the  ground,  that  it  is 
against  the  public  good  that  the  reserved  close  should  remain  unculti- 
vated.    In  one  case  Lord  Kenyon  adopted  the  principle  upon  authority, 

(1)  Atkins  V.  Bordman,  20  Pick.  291.     In    A's  annoyance.     Atkins  v.  Bordman,  2  Met. 
a  subsequent  case  between  tlio  saiue  parties    457.     Hold,  further,  tlie  deed  did  not  precise- 
it  was  held,  that  B  raiglit  build  over  the  pas-    ly  li.x;  the  width  of  the  passage,  but  reserved 
sage,  if  ho  did  not  thus  impair  its  convenience  '  a  suitable  one  for  the  purposes  stated.     lb. 
for  tlio  purposes  of  the  reservation;  altliough  i      (2)  lb. 
it  thereby  became  a  more  common  resort  to  [      (3)  Johnson  v.  Kinnircutt,  2  Cush.  163. 

(a)  This  case  is  sometimes  spoken  of  as  the  only  way  of  necessity.  Tnrnbull  v.  Rivers,  3 
McCord,  131. 

(6)  But  see  Trask  v.  Patterson,  29  Maine,  499.  Where  A  conveyed  to  B  a  room  adjoin- 
ing a  kitchen  of  A,  and  connected  with  it  by  a  door,  with  the  privilege  of  baking  in  an  oveu 
in  the  kitciien,  and  there  was  no  other  i)asKago  from  such  room  to  the  kitchen  williin  the 
hou.se,  except  tlirough  the  room  of  C  ;  held,  the  plaintifT  had  an  implied  riglit  to  pass  tlirough 
such  door  into  the  kitchen  for  the  purpose  of  baking,  and  need  not  show  any  previous  use 
of  the  door,  though  for  throe  or  four  years  she  had  passed  into  the  kitchen  tlirough  tiio  room 
of  C.     Newton  v.  Newton,  17  Pick.  201. 

(c)  Where  there  is  land  of  the  grantor  convenient  for  a  way,  the  grantee  cannot  liave  one 
over  other  land,  of  which  he  is  but  a  tenant  in  common.     Collins  v.  Prentice,  15  Conn.  39. 


CHAP.  LXI.]  WATS,  PRIYATE  WAYS.  15 

remarking,  however,  that  it  was  attended  with  great  difficulties.  And 
it  is  said,  the  necessity  for  the  way  must  not  be  created  by  the  party 
claiming  it.(l)(a) 

48.  A  distinction  has  been  made  between  a  way  of  necessity,  and  a 
way  which  is  merely  an  easement  or  convenience  ;  implying  that  the 
term  easement  is  not  applicable  to  this  class  of  ways.(2)     (See  s.  57.) 

49.  A  had  three  lots  of  land,  with  a  way  from  the  first  to  the  second, 
and  from  these  two  to  the  third.  B  purchased  them  all,  and  sold  the 
two  first  to  C.  The  only  way  to  the  lot  retained  was  through  the  other 
two.     Held,  the  way  continued,  from  necessity.(3) 

50.  Where  an  execution  is  levied  upon  a  part  of  the  debtor's  land, 
thereby  separating  the  remainder  from  the  highway,  a  way  of  necessity 
arises  to  the  debtor. 

51.  In  such  case,  the  creditor  has  the  right  of  locating  the  way,  pro- 
vided it  be  a  convenient  one.  If  he  do  not  locate  it,  and  build  upon  a 
part  of  the  land,  or  convey  it  free  from  the  easement,  the  location  can- 
not be  made  over  this  part,  if  a  sufficiency  of  land  remains  without 
it.(4) 

52.  In  case  of  several  levies  upon  laud,  the  way  of  necessity  shall 
be  located  over  that  part,  the  levy  upon  which  has  rendered  it  neces- 
sary. (5) 

58.  Where  land  lies  between  two  roads,  east  and  west  of  it,  and  the 
owner  sells  tliat  portion  of  it  which  lies  on  the  west  of  the  road,  the 
buyer  has  no  right  of  way  across  the  land  of  the  seller  to  the  road  on 
the  east,  notwithstanding  its  distance,  and  the  difiiculty  of  otherwise 
reaching  it. (6) 

54.  The  levy  of  an  execution  upon  a  part  of  the  debtor's  land  di- 
vided the  remainder  into  two  lots,  one  of  which,  lying  northwest  of 
the  part  levied  on,  communicated  with  the  highway,  and  the  other, 
lying  north,  did  not.  The  levy  reserved  a  way  from  the  latter  only. 
Held,  it  could  not  be  extended  by  construction  to  the  former.(7) 

55.  An  execution  was  levied  upon  a  debtor's  front  land,  excepting 
a  strip  five  rods  -wide  upon  one  side  of  it,  connecting  the  back  land 
with  the  highway,  but  which  it  would  cost  from  $25  to  $300  to  render 
passable  for  carnages.  Held,  a  way  of  necessity  did  not  remain  to  the 
debtor  over  the  front  land.(8) 

(1)  Gayetty  v.  Bethune,  14  Mass.  56:  Ca-  I  Mis.  513;  Stujvesaiit  v.  Woodruff,    I  N.   J 
persv.  Wikon,  3   McCord,   170;   Harding  v.  |  133. 
^"'       --------  (2)  3  Cruise,  76;  3  Kent,  423  &n. 

(3)  Packer  v.  Welsted,  2  Sid.  39.  See 
Reynolds  v.  Reynolds,  15  Conn.  83  ;  24  Pick. 
102  ;   Mendell  «.  Delano,  7  Met.  176. 

(4)  Russell  V.  Jackson,  2  Pick.  574 ;  Capers 
V.  Wilson,  3  McCord,  170.  See  Morris  v. 
Edgington,  3  Taun.  24. 

(5)  2  Pick.  574. 
(G)  Turn  bull  V.  Rivers,  3  McCord,  131. 

(7)  Russell  V.  Jackson,  2  Pick.  574. 

(8)  Allen  v.  Kincaid,  2  Fair.  155. 


Wilson,  2  B.  &  C.  96:  Holmes  v.  Goring,  2 
Bing.  76;  Pomfret  v.  Ricroft,  1  Saun.  321-3, 
n.  6 ;  2  Rolle's  Abr.  60  ;  Clark  v.  Cogge,  Cro. 
Jac.  170;  Howton  v.  Pearson,  8  T.  R.  50; 
Turnbull  v.  Rivers,  3  M'Cord,  131.  (But  see 
Dell  V.  Babthorpe,  Cro.  Eliz.  300;)  Dutton  v. 
Tayler,  Lutw.  1487;  3  Rawie,  495;  Wool- 
rycli,  21;  Collins  v.  Prentice.  15  Conn.  39: 
Holmes  v.  Seely,  19  Wend.  507;  Salisbury  v. 
Andrews,  19  Pick.  250:  Brown  v.  Berkeu- 
meyer,  9  Dana,  160;  Snyder  v.  Warford,  11 


(a)  A  right  of  way  by  necessity  exists,  only  where  the  party  claiming  it  has  no  other  means 
of  passmg  from  his  estate  mto  the  highway.  The  right  must  be  construed  strictly  See 
bymmes  v.  Drew,  21  Pick.  278.  •' 

So,  where  land  is  sold /or  a  specific  purpose,  and  conveyed  without  reservation,  the  law  will 
not  imply,  in  lavor  of  the  vendor,  a  right  of  way  of  necessity,  inconsistent  with  the  object  of 
the  purchase.     Seeley  v.  Bishop,  19  Coiin.  128.  ' 
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56.  It  is  said,  that  a  way  of  necessity,  arising  either  by  reservation 
or  o-rant  is  to  be  considered  as  itewlf/  created  by  the  implied  grant  or 
reservation.(l) 

67,  Where  a  way  is  merely  a  matter  of  ease  and  convemerice,  it  will 
not  be  considered  as  arising  by  neces.sity,  but  by  consent  or  agreement ; 
aud  therefore  liable  to  be  extinguished  in  like  manner,  by  unity  of 
possession.  (See  sec.  48.)  But  the  same  principle  which  raises  the  im- 
plication of  one  way,  may  extend  it  to  two  or  more.(2) 

58.  The  inconvenience  of  passing  to  and  from  one's  plantation  by 
water  is  not  sufficient  to  create  a  way  of  necessity  over  neighboring 
land.  But  a  necessity  for  a  day  has  the  same  effect,  as  if  it  continued 
for  Haifa  century.  Neither  time  nor  occupation  is  requisite,  as  in  case 
of  other  ways.(3) 

59.  A  right  of  way  from  necessity  is  said  to  be,  not  a  fixed  and 
located  way,  absolutely  vested,  but  qualified  by  the  necessity  in  which 
it  originated,  and  liable  to  vary  or  cease  with  such  necessity;  as  where 
the  owner  acquires  the  power  of  passmg  as  directly  over  his  own  land 
or  over  a  highway.     It  must  also  be  single.{i){a) 

60.  The  distinction  is  taken  between  a  right  of  way  in  gross  or  mere 
personal  right,  and  a  right  of  way  appendant  or  annexed  to  an  estate  ;  that 
the  former  is  merely  personal,  not  assignable  or  descendible,  and  to  be 
used  only  bv  the  party  himself,  and  not  by  any  one  else,  even  in  his 
company  ;  while  the  latter  will  pass  with  the  land  to  which  it  is  inci- 
dent, more  especially  if  appurtenances,  ways  or  easements  are  expressly 
mentioned. (5)(6) 

(1)  Grant  v.  Chase,  17  Mass.  448.  (  v.  Bishop,  19    Conn.  128;  New  York,    &c.  v. 

(2)  lb.;  McDonald   v.    Lindall,  3    Rawle,  I  Milnor,  1  Barb.  Ch.  353  ;  2  Bing.  76;  3  Kent, 


495 ;  Nichols  v.  Luce,  24  Pick.  102  ;  Sym- 
raes  V.  Drew,  21,  278.  See  Reynolds  v.  Rey- 
nolds, 15  Conn.  83. 

(3)  Turnbul!    v.    Rivers,  3    McCord,  131; 


422;  14  Mass.  55  ;  3  Rawle,  492-5  ;  Cooper 
V.  Maupin,  6  Misso.  624;  Collins  v.  Prentice, 
15  Conn.  39. 

(5)  3  Kent,  419;  Staple  v.  Heydon,  6  Mod. 


Lavvton  v.  River.s,  2  McCord,  445.  3 ;  Newmarch  v.    Brandling,  3  Swanst.    99 

(4)  Holmes  v.  Goring,  9  Moo.  166;  Seely  I  See  Symmes  v.  Drew,  21  Pick.  278. 


(a)  It  is  said,  that  a  way  of  necessity  is  merely  a  right  of  ingress  and  egress  to  and  fronn 
the  land  of  the  party  claiming  it.  Hence,  unlike  a  prescriptive  way,  it  may  be  vaned  by 
the  owner  of  the  land,  who  may  plead,  to  an  action  lor  obstructing  the  passage  previously 
used,  that  he  has  assigned  another.     Lawton  v.  Rivers,  2  McCord,  450. 

(6)  Land  partly  bounded  by  a  beach  was  divided  among  heirs;  this  portion  being  assigned 
to  some,  to  others,  other  parts  of  tlie  land,  with  the  right  of  galliering  sea- weed  below  the 
part  near  the  beach.  Held,  this  right  was  an  incorporeal  lieroditaaieut,  appurtenant  to  the 
land,  not  a  right  in  gross;  that  it  could  not  be  severed  and  sold  without  the  land,  and  the 
sale  of  it  to  a  stranger  either  was  void  or  extinguished  the  right;  and  tliat  the  owner  of 
the  privilege  might  use  the  sea- weed  upon  any  land,  or  sell  or  lease  his  share,  whde  he  re- 
mained owner  of  the  land.  Phillips  v.  Rhodes,  7  Met.  322.  A  deed  granted  the  right  of 
ingress  and  egress  in  certain  alleys.  Held,  the  right  passed  to  subsequent  purchasers. 
Combs  V.  Stewart,  10  B.  Mon.  463. 

Where  a  grant  convey.s,  "  the  right  of  passing  and  repassing,  draining,  and  all  the  usual 
easements,"  in  and  upon  other  land  of  the  grantor;  the  easements  become  appurtenant  to 
the  estate  conveyed,  and  may  pass  to  subsequent  purchasers,  as  appurtenances,  without  ex- 
press words.     Underwood  v.  Carney,  1  Gush.  285. 

A  devise  of  land,  to  which  a  right  of  way  is  appurtenant,  will  pass  the  easement,  though 
not  particularly  specified.  So  where  the  owner  of  a  farm,  to  wliich  there  was  aright  of  way 
appurtenant,  devised  it  in  separate  parcels  to  two  persons;  held,  each  acquired  a  right  of 
way.     Lansing  v.  WiswalJ,  5  Denio,  213. 

A  right  of  way  appurtenant  to  land  is  appurtenant  to  the  whole  and  to  every  part  of  it ; 
and,  i(  such  land  be  divided,  and  conveyed  in  separate  parcels,  a  right  of  way  thereby  passes 
to  each  of  the  grantees.     Underwood  v.  Carney,  1  Cush.  285. 
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61.  But  it  has  been  held  in  Massachusetts,  that  a  way  in  gross  may 
be  reserved  or  granted  in  various  forms,  to  a  person,  his  heirs  and 
assigns,  and  is  not  necessarily  personal  to  the  grantee  himself.  And 
even  where  the  expression  or  his  heirs  is  used,  the  same  construction 
will  be  given,  to  effect  the  intention.  If  the  way  existed  before  the 
grant,  for  the  use  of  other  adjoining  land  of  the  grantor,  such  reserva- 
tion may  be  construed,  either  as  a  contract  for  a  way  in  gross,  or  as  an 
exception  of  an  existing  way  appurtenant  to  the  land  remaining  in  the 
grantor.  In  either  case,  the  way,  being  reserved  to  the  grantor  and 
his  heirs,  will  pass  to  a  devisee  of  all  his  real  estate.(l) 

62.  It  is  said,  a  right  of  way  is  never  presumed  to  be  in  gross,  where 
it  can  be  fairly  considered  as  appurtenant.  The  latter  is  the  most 
worthy. (^) 

QS.  A  right  of  way  assigned  to  a  widow,  over  land  of  the  husband, 
in  connection  with  her  dower,  is  not  personal,  and  does  not  cease  with 
a  transfer  of  her  estate  to  a  stranger.  But  it  is  appurtenant  to  her 
dower,  and  ends  with  her  life.(3) 

64.  The  words  "  privileges  and  appurtenances"  in  a  conveyance 
may  pass  a  right  of  way  in  actual  existence,  but  will  not  create  a  new 
easement;  more  especially  where  there  are  other  privileges,  such  as  that 
of  a  well,  to  which  those  words  may  properly  be  applied. (4) 

Qb.  An  owner  of  two  closes,  over  one  of  which  a  way  had  been  im- 
memorially  used  to  the  other,  devises  the  latter  loith  the  appurtenances. 
The  way  does  not  pass.(5) 

66.  A  person  being  the  owner  of  three  closes.  A,  B  and  C,  used  a 
way  over  C,  in  passing  between  A  and  B.  He  afterwards  conveyed 
A  and  B,  with  their  appurtenances.  Held,  no  right  of  way  passed  to 
the  grantee.  No  man  can  have  a  way  through  his  own  land,  inde- 
pendent of  his  right  to  the  land.  The  grantor,  therefore,  had  no  ease- 
ment ;  and  none  passed  to  the  grantee.  Nor  were  the  words  sufficient 
to  create  a  new  easement.  It  might  have  been  otherwise,  had  there 
been  a  grant  of  all  ways  commonly  used  with  the  land.(6) 

66  a.  A,  the  owner  of  two  adjoining  tracts,  each  bounding  on  the 
highway,  had  been  accustomed  for  many  years  to  pass  from  his  man- 
sion on  the  one  across  the  other,  to  and  from  the  public  road.  After 
his  death,  the  land  on  which  the  mansion  stood  was  sold,  and  came 
into  the  hands  of  B.  The  adjoining  premises  were  subsequently  sold, 
and  came  into  the  hands  of  C.  About  19  years  after  the  severance,  C 
closed  the  way.  Held,  the  right  of  way,  as  an  easement,  did  not  exist 
previously  to  the  severance,  and  did  not  pass  by  the  deed  under  which 
B  claimed  title,  under  the  word  "  appurtenance,"  not  being  a  way  of 
necessity  ;  and  that  B  could  not  claim  the  right  of  w^ay,  there  having 
been  an  adverse  enjoyment  of  less  than  20  years.(7) 

67.  It  has  been  held  in  England,  that,  where  the  grantor  of  land  has 
other  land  adjoining,  over  which  he  has  used  ways  to  the  iormer,  and 
the  grant  is  made  with  all  ways  appurtenant;  the  ways  in  question  pass, 


(1)  White  V.  Crawford,  10  Mass.  183. 

(2)  Lazaretto,  &c.,  1  Aslira.  421. 

^3)  Hoffman?;.  Savage,  15  Mass.  l^^O. 

(4)  G-ayetty  V.  Betliune,  14  Mass.  54.  See 
Harding  v.  Wilson,  2  B.  &  0.  100;  3  D.  &  R. 
287  ;  Kooystra  v.  Lucas,  1,  506;  5  B.  &  A. 
830;  3  Tyr.  280;  Barlow  v.   Rhodes,  1  Cr. 

Vol.  II.  ! 


&  Mees.  439;  2  Nev.  &  M.  517.     SeeHinch- 
liffe  V.  Kinnoul,  6  Scott,  050. 

(5)  Whalley  v.  Thompson,  1  B.  &  P.  371. 

(6)  Barker  v.  Clark,  4  N.  H.  380 ;  (Atkins 
V.  Bordman,  20  Pick.  301-2.) 

(7)  Stuyvesant  v.  Woodruff,  1  N.  J.  133. 
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unless  there  are  others  in  the  soil  of  other  persons,  to  which  the  words 
may  be  referred.(l) 

68.  The  use  of  a  way  must  be  limited  to  the  terms  of  the  grant  or 
reservation,  or  the  intent  of  its  original  creation.  {Supra,  sec.lO.)  Hence, 
where  one  has  a  right  of  way  to  go  a  certain  place,  he  cannot  lawfully 
use  it  to  go  beyond  that  place.(a)  It  has  been  said,  that  this  rule  pre- 
vents the  party  from  going  beyond  the  place  designated  to  other  land 
of  bis  own,  but  not  to  a  mill  or  bridge.  But  it  has  been  since  suggested, 
that  the  true  point  of  inquiry  is,  quo  animo  the  person  visited  the  place 
fixed,  whether  to  do  business  there,  or  merely  on  his  way  to  another 
place.(2) 

69.  Bv  the  partition  of  a  farm,  the  right  of  passmg  and  repassmg 
across  lot  A,  a  part  belonging  to  the  plaintiff,  became  appurtenant  to  B, 
a  part  belonging  to  the  defendant,  who  also  owned  C,  beyond  but 
adjoining  B,  and  not  fenced  from  it.  Held,  the  defendant  had  no  right 
to  use  the  way  as  a  way  from  C,  though  in  so  doing  he  passed  last 
from  B  on  to  the  plaintiff's  close. (3) 

70.  The  defendant,  after  loading  his  cart  with  produce  partly  taken 
from  each  of  his  lots,  passed  with  it  from  B  over  the  plaintiff's  close. 
Held,  this  was  an  abuse  of  the  defendant's  right,  which  subjected  him 
to  an  action  of  trespass  qu.  claus.{^) 

71.  The  principle  above  stated,  (sec.  68,)  is  said  to  be  applicable  to 
the  grant  of  an  easement ;  but  a  doubt  is  suggested,  whether  it  applies 
to  one  who  owns  the  soil,  subject  to  an  easement  granted  by  himself. 
Gibson,  Chief  Justice,  remarks,  that  there  is  no  authority,  that  the 
grant  of  the  wav  passes  the  whole  use  of  it,  unless  there  is  a  reservation ; 
but,  on  the  principle  of  construing  a  grant  most  strongly  against  the 
grantor,  he  thinks  it  might.  The  question  will  depend,  however,  on 
the  nature  of  the  way,  and  the  degree  of  possession  necessary  to  its  en- 
joyment. But  the  ungranted  residue  of  a  way  may  be,  either  expressly 
or  by  necessary  implication,  annexed  to  a  messuage  or  close.  Thus, 
where  one  lays  out  o.  court ;  by  the  sale  of  each  house  upon  it,  the 
grantor's  own  right  is  abridged  ;  and  with  the  sale  of  the  last  it  ceases 
altogether,  so  that  his  entry  may  be  lawfully  resisted.  _  And  while  he 
continues  to  own  a  part  only,  he  can  have  only  the  privilege  which  he 
originally  annexed  to  the  property,  and  no  greater  right  to  use  the 
court  as  a  way  to  a  messuage,  &;c.,  on  the  further  side  of  it,  than  one  of 
the  grantees  would  have.(5)(Z^) 

(1)  Morris  v.  Edgington,  3  Taun.  24.  ]  son,  4  Mees.  &  W.  245  ;  Colchester  v.  Roberts, 

(2)  Howell  V.  King,  1  Mod.  190;   Lawton    lb.  769;  Farley  v.  Bryant,  32  Maine,  474. 
V.  Ward,  1  Ld.  Ray.  75  ;  Wright  v.  Rattraj',  i      (3)  Davenport  v.  Lawson,  21  Pick.  72. 

1  Yj.  377  ;   Lazaretto,  &c.,  Ashrn.  417  ;   Kirk-        (4)  lb. 

ham  V.  Sharp,  1  Wiiart.  333 ;  AUeu  v.   Go-  [      (5)  Kirkhara  v.  Sharp,  1  Whart.  333-4. 

raure,  11  Ad.  k  1.1.  759  ;  Cowling  v.  Higgin- 1 


(a)  Upon  a  similar  principle,  the  owner  (by  prescription)  of  a  private  way,  has  no  right  to 
cut  ditches  for  the  improvement  of  his  way,  without  the  consent  of  the  owner  of  tlie  soil, 
unless  he  has  acrinired  sucli  riglit  also  by  prescription.     Capers  v.  MeKee,  1  Strobh.  1G4. 

(h)  A,  being  the  owner  of  land  on  the  easterly  side  of  Morton  Place,  a  court  or  passage- 
way in  15o.ston,  and  also  of  the  fee  of  Morion  Place,  convoyed  a  portion  of  the  land  to  the 
plaintiff  "  with  the  privilege  of  using  said  court  or  passage-way,  which,  with  the  sidewalk, 
is  about  30  feet  in  width,  for  the  purpose  of  a  passage-way,  in  common  with  all  other  per- 
sons, whose  estates  are  bounde  I  thereby  or  communicate  therewith."  A  subsequently 
conveyed  Morton  Place  to  B  and  C,  owners  of  land  on  the  westerly  side  thereof.  B  and  G 
conveyed  portions  of  the  land  to  the  defendants,  "with  the  right  of  pasbing  and  repassing, 
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72.  It  is  said,  if  there  be  a  way  -to  a  church,  which  is  burned,  and  a 
theatre  built  in  its  place,  there  is  no  right  of  way  to  the  latter.(l) 

73.  Conveyance  of  a  strip  of  land,. reserving  the  privilege  of  passing, 
for  the  sole  purpose  of  repairing  either  of  two  adjoining  estates,  (belong- 
ing to  the  plaintiff  and  defendant.)  The  latter  having  built  upon  the 
land,  held,  the  plaintiff  could  not  recover,  without  averring  an  inten- 
tion to  repair,  and  that  he  notified  the  defendant,  and  was  prevented 
from  doing  it.(2) 

74.  A  prescriptive  way  for  all  manner  of  carriages  does  not  imply  a 
way  for  all  sorts  of  cattle.  And  there  may  be  a  right  of  way  for  agri- 
cultural purposes^  which  is  a  qualified  right,  and  does  not  necessarily 
authorize  a  user  for  general  objects.(3) 

75.  Lord  Mansfield  has  said,  that  where  the  grant  of  a  way  is  not 
general,  but  of  a  precise,  specific  way  ;  the  grantor  says,  you  may  go 
in  this  particular  line  ;  but  I  do  not  give  you  a  right  to  go  either  on 
the  right  or  left.(4:)(a) 

76.  If  a  way  become  impassable,  whether  the  owner  of  the  w^ay  may 
go  over  another  part  of  the  land,  depends  upon  the  question  whether 
he  was  himself  bound  to  keep  the  way  in  repair.  And  this  he  is  bound 
to  do,  unless  there  is  a  prescription  or  express  stipulation  to  the  con- 
trary. By  the  common  law,  he  who  has  the  use  of  a  thing  ought  to 
repair  it.(5)(6)  And  it  is  held,  that  where  a  way  is  granted,  or  acquired 
by  prescription  or  necessity,  between  certain  termini^  the  grantee  can- 
not deviate  from  it,  though  impassable  by  overflowing  or  otherwise ; 
or  even  by  the  acts  of  the  owner  of  the  land.     His  course  is  to  abate 


(1)  Taylor  V.  Hampton,  4  McCord,  108. 

(2)  Hill  V.  Haskins,  8  Pick.  83. 

(3)  Ballard  v.  Dyson,  1  Taun.  279;  Jack- 
son V.  Stacey,  Holt,  455. 

(4)  Taylor  v.  Whitehead,  Doug.  748. 


(5)  Bullar  v.  Harrison,  4  M.  &  S.  387; 
Doane  y.  Badger,  12  Mass.  65;  Wynkoop  v. 
Burger,  12  John.  222  ;  Dygert  v.  Schenck, 
23  Wend.  446. 


draining,  and  all  the  usual  easements  on  said  Morton  Place,  not  inconsistent  with  those  of 
the  easterly  abuttors."  The  defendants  subsequentlj'  erected  on  their  own  land,  but  on  the 
line  of  Morton  Place,  warehouses,  with  doors  and  windows  opening  upon  Morton  Place,  and 
shutters  projecting  into  the  same,  when  open,  and  with  sidewalks  therein,  having  on  their 
surface  iron  gratings  for  the  admission  of  light  to,  and  trap  doors  for  communicating  with, 
the  underground  apartments  oC  the  warehouses.  In  actions  on  the  case,  for  olistrueting  the 
plaintiir's  right  of  waj^  by  such  erections ;  held,  the  parties  must  be  presumed  to  be  acquaint- 
ed with  the  usages  of  the  place,  and  to  have  created  the  easement  witii  reference  thereto  ; 
that  the  defendants  had  a  right  to  make  a  reasonable  use  of  the  way  in  Morton  Place  adjoin- 
ivig  their  land  ;  that  the  use  which  other  persons,  similarly  situated,  made  of  tlieir  land,  was 
evidence  of  wiiat  was  such  reasonable  use;  and  that,  in  erecting  the  structures  complained 
of,  it  did  not  appear  that  the  defendants  had  made  any  use  of  Morton  Place,  or  had  done  any 
acts  on  their  lands  adjoining  thereto,  which  were  not  justified  by  a  common  and  well  estab- 
lished usage  in  the  city  of  I3oston.     Underwood  v.  Carney,  1  Cusii.  285. 

Where  the  owner  of  a  block  in  a  city  makes  partition  of  the  same  among  several  persons, 
and  in  each  deed  makes  an  alley  running  through  the  block  the  boundary  of  the  lots,  each 
proprietor  becomes  entitled  to  a  private  right  of  way  in  the  alley,  and  to  an  action  for  its 
disturbance.     Carlin  v.  Paul,  11  Mis.  32. 

(a)  Where  the  owner  of  land,  and  a  person  having  a  right  of  way  over  it,  change  the  route 
or  location  of  the  way  by  mutual  consent  or  agreement,  it  may  be  left  to  the  jury  to  deter- 
mine, whether  such  change  was  intended  to  be  permanent,  and  for  the  purpose  of  substi- 
tuting the  new  way  for  the  old,  or  whether  it  was  for  a  temporary  purpose,  and  by  mere 
permission  of  the  owner  of  the  land.  In  the  latter  case,  the  party  using  the  new  way  would 
be  a  trespasser,  if  he  should  continue  to  use  it  after  having  been  forbidden  ;  but  in  the  for- 
mer case,  it  would  be  otherwise.     Hamilton  v.  White,  4  Barb.  60. 

ifi)  It  seems,  in  case  of  temporary  or  accidental  obstruction,  the  party  may  go  out  of  the 
way.  Holmes  v.  Seel}',  19  Wend.  507.  See  Ellison  v.  Isles,  11  Ad.  &  El.  665.  As  to  the 
prescriptive  obligation  of  repairing  a  highway ;  Regina  v.  Blakemore,  9  Eng.  L.  &  Bqu.  541. 
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the  nuisance.     But  if  a  way  is  undefined,  and  the  owner  of  the  land 
obstructs  the  way  in  use,  the  party  may  pass  elsewhere. (1) 

77.  Trespass  qu.  claus.  Plea,  that,  time  out  of  mind,  there  was  a 
footpath  through  the  close.  Keplication,  that  defendant  went  in  other 
places  out  of  the  way.  Rejoinder,  that  the  footpath  was  adeo  luteosa 
etfunderosa  hy  default  of  the  plaintiff,  who  ought  to  amend  it ;  that  the 
defendant  could  not  pass  along ;  therefore  he  went  as  near  the  path  as 
he  could,  in  a  good  and  passable  way.  Held,  a  good  plea  and  jusiifica- 
tion.(2) 

78.  Trespass  qu.  claus.  Plea,  a  right  of  way  by  prescription  through 
a  lane  of  the  plaintiff's,  which  the  tenants  of  the  locus  in  quo  were 
bound  to  repair ;  that  it  was  overflowed,  and  the  defendant  necessarily 
passed  over  the  locus  in  quo.  The  plaintiff  traverses  the  prescription 
to  repair,  and  the  right  of  way.  Verdict  for  the  plaintiff  on  the  first 
plea,  and  for  the  defendant  as  to  the  second,  A  question  arising  upon 
the  sufficiency  of  the  latter;  held,  that  the  plaintiff  had  not  undertaken 
to  provide  against  the  overflowing  of  the  river  ;  for  aught  that  ap- 
peared, it  might  have  happened  through  the  neglect  of  the  defendant, 
and  that  he  had  no  right  to  go  out  of  the  way.(3) 

79.  Dragging  timber  from  the  land  of  one  man  upon  that  of  an- 
other for  the  purpose  of  turning  it  round,  is  a  mis-user  of  a  right  of 
way.(4) 

80.  The  above-named  rule  does  not  apply,  it  seems,  to  ways  of  ne- 
cessity, because  the  owner  of  such  ways  is  not  bound  to  repair  them.(o) 

81.  And  if  a  highway  is  impassable,  being  for  the  public  service, 
it  is  for  the  general  good  that  people  should  be  entitled  to  pass  in  an- 
other line.(6) 

82.  It  has  been  doubted,  whether  the  erectio)i  of  a  gate  across  a 
private  way,  by  the  owner  of  the  land,  is,  in  law,  an  obstruction. (7) 
And  it  is  held,  that,  notwithstanding  the  general  grant  of  a  right  of 
way,  between  certain  termini,  over  the  grantor's  land,  the  grantor  has 
a  right  to  erect  gatewa}' s  at  the  termini.{S) 

83.  If  a  highway  is  obstructed,  any  passenger  may  remove  the  ob- 
struction, and  may  even  enter  upon  adjoining  land  of  the  party  in 
fault,  for  this  purpose.  But  for  any  wanton  destruction  of  property  he 
is  liable.(9) 

84.  AVhere  the  owner  of  a  right  of  way  purchases  the  land  over 
which  it  passes,  the  way  becomes  extinguished  by  unity  of  posses- 
sion.(a)  But  this  principle  does  not  apply  to  ways  of  necessity. 
Thus,  in  England,  if  a  vill  has  a  way  to  a  church,  and  one  of  the  vill 
purchases  the  land;  this  does  not  extinguish  the  way.(lO) 


(1)  Miller  v.  Bristol,  12  Pick.  553  ;  Farnum 
V.  Plait,  8.  339  ;  Williams  v.  Safiford,  7  Barb. 
309. 

(2)  Tlenn'a  case,  W.  Jone.s,  296. 

(3)  Taylor  v.  Wliitohead,  Doug.  745. 

(4)  Coinstock  v.  Van  Dcuaen,  5  Pick.  163. 

(5)  lb. 

(6)  Absor  V.  French,  2  Show.  28  ;  3  Kent, 
424. 

(7)  Capera  v.  Wilson,  3  McCord,  170. 

(8)  Maxwell  v.  McAtee,  9  B.  Mon.  20. 


(9)  Inhts.  *c.  V.  M'Gullock,  10  Mass.  70  ; 
Beardsleev.  French,  7  Conn.  125. 

(10)  Surrey  v.  Pifjgott,  Noy  R.  84 ;  Rider  v. 
Smith,  3  T.  R.  766;  Heigate  v.  Williams, 
Noy  R.  119  ;  Shury  v.  Piggot,  3  Bulstr.  340  ; 
Jordan  v.  Atwood,  1  Rolle's  Abr.  936 ;  Grant 
V.  Chase,  17  Mass.  447-8 ;  James  v.  Plant,  4 
Adol.  &  El.  749 ;  Clayton  v.  Corby,  2  Ad.  & 
Ell.  (N.  S.)  613  ;■  Onley  v.  Gardiner,  4  Mees. 
&  W.  496.  See  Kenyon  v.  Nichols,  1  R.  I. 
512. 


(a)  As  to  the  distinction  between  unity  of  aeizin  and  unity  of  possession,  see  England  v. 
Wall,  10  Mees.  &  W.  699. 
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85.  One  purchases  close  A,  to  which  is  annexed  a  way  of  neces- 
sity, over  close  B.  He  then  purchases  B,  and  then  C,  adjoining  A, 
and  through  which  he  may  pass  to  A.  He  then  sells  B,  not  reserving 
a  way,  and  afterwards  A  and  C.  The  purchaser  of  A  has  still  a  right 
of  way  over  B.(l) 

86.  The  owner  of  a  wood  and  a  close,  with  a  right  of  way  time  out 
mind  over  the  latter  to  the  former,  sells  the  close,  without  reserving 
such  right,  and  afterwards  sells  the  wood.  Inasmuch  as,  by  the  first 
conveyance  he  lost  his  own  right  of  way,  none  passes  by  the  second 
conveyance.(2) 

87.  It  has  been  held,  that  a  way  thus  extinguished  may  be  revived 
by  severance.  Thus,  where  a  man  died,  leaving  one  parcel  of  land,  to 
which  a  right  of  way  was  formerly  appurtenant,  and  another  parcel, 
over  which  the  way  passed;  and  the  former  was  allotted  to  one  heir 
and  the  latter  to  another ;  held,  without  any  mention  of  the  way  it 
was  revived. (3) 

88.  It  has'  been  suggested  that  such  severance  creates  a  new  way, 
instead  of  reviving  the  old  one.(4) 

89.  But  the  above  doctrine  has  been  since  denied.  Thus,  where  the 
owner  of  the  two  estates  devised  them  to  two  different  persons,  devising 
that  one  to  whi(-h  the  right  of  way  was  annexed,  with  the  appurtenan- 
ces :  held,  although  the  word  appurtenances  was  sufficient  to  pass  an 
easement,  yet,  as  the  way  was  absolutely  extinguished  in  the  hands  of 
the  devisor,  the  word  had  nothing  to  operate  upon. (5) 

90.  It  is  said,  that  the  use  of  a  way,  for  thirty  years  after  such  ex- 
tinguishment, is  sufficient  to  raise  a  presumption  of  a  new  grant  or  li- 
cense.(6) 

91.  As  a  previous  right  of  way  is  extinguished  by  unity  of  pos- 
session, so  a  right  of  way  cannot  be  founded  upon  actual  user,  at  a 
time  when  the  estate  on  which  it  is  charged,  and  that  to  which  it  is 
appurtenant,  belong  to  the  same  person.  If  a  passage  de  facto  was 
used  by  the  occupants  of  the  latter  over  the  former,  it  must  have  been 
merely  by  ptermission  of  the  owner  of  both.  The  same  rule  applies, 
where  one  person  occupies  at  the  same  time  two  estates  under  diflerent 
landlords.     No  easement  can  in  such  case  be  derived  from  long  us;;'.(7) 

92.  In  most  of  the  United  States,  provision  is  made  for  the  laying 
out  of  private  as  well  as  public  ways,  by  public  authority,  upon  the 
petition  of  a  party  interested  to  procure  such  way.  In  general,  it 
would  seem,  the  statutory  provisions  upon  the  subject^  create  a  new 
right ;  but  in  Maryland,  whose  statutes  do  not  materially  differ,  as 
wTll  be  seen,  from  those  of  other  States,  the  laying  out  of  a  private 
way  is  held  not  to  create  any  new  right,  but  only  to  provide  an 
additional  means  of  acquiring  a  right;  hence,  although  a  penalty  is 
provided  for  obstructing  such  way,  an  action  on  the  case  still  lies.(8)(a) 

(1)  Buckby  v.  Coles,  5  Taun.  311.  (5)  Whalley  v.  Thompson,  1  B.  &  P.  371. 

(2)  Dell  V.  Babthorpe,  Cro.  Eliz.   300.  (6)  Keymer  ».  Summers,  Bui.  N.  P.  74. 

(3)  Jenk.  Cent.  1  Ca.  37  ;  Pomfret  v.  Ei-  (7)  Gayetty  v.  Bethune,  14  Mass.  53 ;  Clay 
croft,  1  Saun.  323,  n.  6 ;  Hazard  v.  Robinson,  v.  Tliackrah,  9  Carr.  &  P.  47. 

3  Mass.  276.  (8)  Wright  v.  Freeman,  5  Har.  &  J.  467. 

(4)  BvcQ\i^sA.hv.  Extinguishment,  15:  Man- 
ning V.  Smith,  6  Con.  289. 


(a)  The  acts  are  entitled  "  for  declaring  and  ascertaining"  private  ways. 
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93.  In  Massachusetts, (i)  private  ways  may  be  laid  out.  "Where 
four  or  more  persons  are  proprietors  of  a  private  way  or  bridge,  any 
three  of  them  may  take  measures  for  organizing  such  owners  into  a 
quasi  corporation,  having  power  to  appoint  officers,  assess  taxes,  &c. 
In  Kentucky,  jjrivate  pass-ioays  may  be  laid  out;  in  Arkansas,  cart- 
roads  ;  in  Illinois,  cart  roads  ;  in  Rhode  Island,  drift-ways  ;  in  Delaware, 
Maine(a)  and  Connecticut,  private  loays.  So,  in  New  York  and  Michi- 
gan,(^)  statutes  provide  that  a  way  may  be  laid  out  for  the  benefit  of  the 
applicant,  his  heirs  and  assigns,  and  to  be  used  only  for  a  road.(2)  In  Mich- 
igan, the  owner  or  occupant  of  the  land  may  use  the  way,  if  he  gave  no- 
tice of  his  intention  so  to  do,  before  the  assessment  of  damages.  In  New 
Jersey,(8)  a  private  road  may  be  laid  out  from  a  person's  land  to  mill, 
market,  a  public  landing  or  public  road.(c)  The  way  shall  be  repaired 
by  the  party  who  petitions  for  it,  and  others  who  commonly  use  it. 
In  the  same  State,  a  hy-road,  used  as  such,  though  not  lawfully  laid 
out,  if  obstructed,  may  be  laid  open  as  a  private  way.  In  Maryland, (4) 
private  roads  or  ways  may  be  laid  out  from  farms,  &c.,  to  church,  mill, 
market,  ferries,  court-houses  and  highways,  but  not  through  any  gar- 
den, yard,  orchard  or  meadow.  The  applicant  is  bound  to  repair  such 
way.  Another  act  provides  for  the  laying  out  of  a  way  to  a  quarry  or 
mine.  In  Pennsylvania,  private  roads  may  be  laid  out  from  dwellings 
or  plantations  to  a  highway,  or  place  of  necessary  public  resort,  or  to  a 
private  way  leading  to  a  highway.  In  this  State,  it  has  been  held, 
that  a  road  of  this  description  is  to  be  distinguished  from  a  mere  right 
of  wav.  The  former  is  more  inconvenient  to  the  owner  of  the  hand 
than  the  latter.  Hence,  where  A  has  a  right  of  way  over  B's  land, 
and  A,  with  others,  by  petition  procures  a  private  road  to  be  laid  out 
over  the  same  land,  B  is  entitled  to  damages.(5) 

94.  In  North  Carolina, (6)  a  person  may  procure  the  laying  out  of  a 
cart  or  icagon  way^  to  a  road,  ferry,  bridge  or  landing,  which  shall  be 
free  to  all  who  travel  on  horseback,  or  in  carts  or  wagons.  In  South 
Carolina,  private  paths  may  be  laid  out.  In  the  same  State,  there  is  a 
class  of  troads  called  settlement  roads.     Such  a  way  is  spoken  of,  as  be- 

(1)  Mas3.   Rov.  St.  240-8  ;   St.  1837,   27  ;  ;      (3)  1  N.  J.  L.  616-20-1. 

1842.  220;    1843,  261;    1853,  968.  (4)  1   Md.  L.  567  ;  Md.   St.  1834,  cb.  253; 

(2)  Illin.  Rev.  L.  544;  2  Pirt.  Dig.  294;  i  lb.  1832,  ch.  292.  See  Owings  i).  Worthing- 
R.    I.   L.   287;   2    Smith's   St.   610;   Con.    St.  I  ton,  10  Gill  &  J.  283. 

301  ;   1  N.  Y.  Rev.  St.  517  ;   Mich.  L.  395-6;  |      (5)  Parko  &  John.  688  ;    Ashm.  417 ;  Po- 
Dela.   St.  471-2;   (Nelson,    Ch.  J.,  dissen. ;)    copson,  &c.,  4  llarr.  15. 
Ark.   Rev.    Sts. ;    Kent   v.   Mouutjoy,    3    B.  i      (6)  1  N.  C.  Rev.  St.  546-7. 
Monr.   502. 

(o)  In  this  State,  public  range-ways  are  also  recognized,  and  it  is  held  that  lands  reserved 
for  public  ranjre-ways  do  not  differ  from  other  lands  in  regard  to  the  right  of  the  public  to 
use  them.     Small  v.  Pennell,  31  Maine,  267. 

(b)  In  this  State,  it  has  been  doubted  whether  the  constitution  authorizes  the  laying  out 
of  a  W!iy  over  land  of  one  man  for  the  benefit  of  another.  Reynolds  v.  Reynolds,  15 
Conn.  83. 

(c)  This  is  not  a  private  way  at  common  law,  but  open  to  the  public,  and  to  bo  pleaded 
as  a  highway.     Perrine  v.  Farr,  2  N.  J.  356. 

Upon  an  application  for  a  private  road,  the  judgment  of  the  Court  of  Common  Picas  is 
conclusive,  as  to  the  setting  up  of  the  advertisements  according  to  law,  but  not  as  to  the 
sufficiency  of  the  advertisements  themselves;  and  the  Supreme  Court  will  look  into  tiieir 
contents,  to  see  that  they  give  notice  to  all  concerned,  iloagland  v.  Culvert,  1  Spen- 
cer, 387. 

The  judgment  of  the  court  below,  tliat  the  advertiaements  were  signed  in  the  proper 
handwriting  of  the  applicant,  is  conclusive.     Hk 


CHAP,  LXI.] 


WATS,  PRIVATE  WATS. 


23 


ing  used  hy  the  neighborhood,  by  permission  or  acquiescence  of  the 
owner,  rather  tlian  a  public  highway,  that  every  one  may  pass.  In 
that  State,  it  is  remarked,  the  old  roads  were  laid  out  by  accident  or 
convenience,  without  public  authority,  and  afterwards  changed  or  dis- 
continued as  population  increased,  or  convenience  required.  Every 
person  is  at  liberty  to  make  a  road  through  unenclosed  land,  or  to  pass 
and  hunt  upon  it;  and  such  use  will  not  be  held  adverse.(l)  In 
Georgia,  a  settlement  road  ox  private  way,  or  a  private  path  frorn  a  settle- 
ment to  a  highway  or  landing-place,  may  be  laid  out  on  application  of 
an  individual. (2) 

95.  In  Alabama,(3)  where  no  part  of  a  person's  land  touches  the 
highway,  the  county  court  may  lay  out  a  private  way,  not  more  than 
fifteen  feet  wide,  which  the  party  applying  for  it  shall  be  bound  to 
keep  open  and  in  repair. 

96.  In  Indiana,  a  cart-way  may  be  laid  out  by  public  authority,  not 
more  than  eighteen  feet  wide,  to  a  plantation,  dwelling  or  highway. 
The  court  may  declare  such  way  to  be  a  common  cart-way,  and  it 
shall  be  open  to  the  public.  The  party  applying  for  the  way  shall  open 
it.(4) 

97.  In  Pennsylvania,  (if  it  can  be  done  without  inconvenience,)  jNew 
Jersey  and  Indiana,  the  land-owner  may  erect  swinging  gates  across 
the  way  ;  in  North  Carolina,  gates  or  bars.(5) 

98.  The  consent  of  the  owner  of  land,  to  the  laying  out  of  a  private 
road  across  it,  may  be  presumed  from  his  acquiescence,  and  the 
acquiescence  of  those  deriving  title  from  him,  in  the  uninterrupted  use 
of  the  road  as  a  private  road,  by  others,  for  upwards  of  forty  years.(6) 

99.  Such  consent  will  render  the  proceedings  for  laying  out  the 
road  valid. (7) 

100.  The  Pennsylvania  act  of  June  13th,  1836,  authorizing  the  lay- 
ing out  of  private  roads,  is  constitutional.(8)  So  the  right  of  way,  of 
necessity,  exists  in  all  cases,  in  which  an  individual  owns  land  sur- 
rounded by  other  lauds,  excluding  it  from  any  public  highway.  The 
Missouri  act  of  March  17,  1845,  which  provides  a  mode  for  establish- 
ing such  right,  is  constitutional. (9)  So  an  act  of  this  nature  has  been 
held  constitutional  in  Delaware.(lO)  But  a  statute  in  Georgia  author- 
izing the  courts  to  grant  the  right  of  private  ways,  but  containing  no 
provision  for  compensation  to  the  land  owner,  was  held  unconstitu- 
tional and  void.(ll)  So,  in  New  York,  a  former  statute  of  this  nature 
was  held  unconstitutional. (12)  A  recent  act(13)  provides  for  an  applica- 
tion to  commissioners  to  lay  out  a  private  way,  whoare  to  call  a  jury 
to  assess  damages,  and  shall  take  into  account  the  discontinuance  of  a 
public  road,  which  raised  the  necessity  of  the  private  way. 


(1)  Capers  v.  Wilson,  3  McCord,  170; 
Rowland  v.  Wolfe,  1  Bai.  58-9;  Lawton  v. 
Rivers,  2  McOord,  452. 

(2)  Prince,  742-7. 

(3)  Aik.  Dig.  357. 

(4)  Lid.  Rev.  L.  449. 

(5)  Statutes  uhi.  supra. 

(6)  Miller  v.  Garluck,  8  Barb.  153. 


(7)  lb. 

(8)  Pocopson,  &c,  4  Harris,  15. 

(9)  Snyder  V.  Warford.  11  Mis.  513. 

(10)  Hickman,  &c.,  4  Harrins:.  580. 

(11)  Brewer  v.  Bowman,  9  Geo.  37. 

(12)  Taylor  V.  Porter,  4  Hill,  140. 

(13)  N.  T.  Sts.  1853,  307. 
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1.  In  the  United  States,  bigbwajs(a)are  universally  laid  out  by  pub- 
lic authority.  Provision  is  everywhere  made  for  compensating  the 
owner  of  land  which  is  taken  for  this  purpose;  and  the  forms  of  pro- 
ceeding are  substantially  similar  in  all  tbe  States.(/j)  In  some  of  them, 
certain  kinds  of  land  are  specially  exempted  from  liability  to  be  thus 
appropriated.  In  Massachusetts,(l)  burying  grounds  cannot  be  thus 
used  without  consent.  In  Indiana, (2)  a  road  shall  not  be  made  through 
an  enclosure  of  one  year's  standing  without  consent,  if  a  good  way  can 
be  had  elsewhere.  In  New  York,  a  road  shall  not  be  laid  out,  without 
consent,  through  any  orchard  or  garden,  of  four  years'  growth  or  cul- 
tivation ;  through  buildings,  fixtures,  or  erections  for  trade  or  manu- 
facture, or  yards  or  enclosures  necessary  thereto;  nor  through  enclosed, 
imjiroved  or  cultivated  land,  without  the  oath  oi  twelve  ireeholders  as 
to  its  necessity .(3)(c)  In  Maine,  a  highway  may  be  located  over  land 
granted  to  a  corporation  for  erecting  an  academy,  and  used  for  such 
purpose.(4)(t/)  In  Massachusetts,  a  town-way  cannot  be  laid  out  be- 
tween high-water  mark  and  the  channel  of  a  navigable  river.  Such 
w-ay  cannot  be  wanted  for  any  of  the  common  purposes  of  a  road,  and 
must  necessarily  more  or  less  obstruct  the  passage  of  the  stream.  The 
principle  is  the  same  as  that  which  prevents  the  laying  out  of  a  high- 
way across  a  river,  unless  licensed  by  the  legislature,  and  the  erection 
of  wharves  and  buildings,  by  an  individual  owner,  below  high  water 
mark,  in  such  way  as  to  obstruct  navigation.  Landing  places  some- 
times exist  by  immemorial  usage  on   the   banks,  and   perha})s  on  the 

(1;    Mass.    Rev.    St.    239.       See    St.    of  |      (3)  1  N.  T.  Rev.  St.  514. 
Georgiii,  1842,  38  ;  Me.  Rev.  St.  383.  (4)  Trustees,  &e.  v.  Salmond,  2  Fairf.  109. 

(2)  Ind.  Rev.  L.  446.  I 


(a)  A  street  in  a  town  or  city  signifies  a  public  highway.  Penny,  &C.  v.  Philadelphia,  16 
Penn.  79. 

(b)  See  Alexander  v.  The  Mayor,  &c.  5  Gill,  383.  A  town  cannot  discontinue  a  highway, 
duririgiileasure,  reserving  tlie  right  to  re-open  it  without  paying  damages.  Sudi  reserva- 
tion is  void,  and  the  di.^continuance  absolute.  Cheshire,  &c.  v.  Stevens,  10  N.  II.  133. 
To  grade  a  street  or  alley  already  dedicated  to  pulilic  use,  is  not  an  exercise  of  eminent  do- 
maiTi  requiring  compensation,  if  done  skillfully  and  discreetly.  Taylor  v.  Tiie  Citj',  &c.  14 
Mis.  20. 

(r)  But  tliis  prohiliition  does  not  apply,  where,  after  notice  of  a  contemplated  road,  a 
buid'tiu  is  placed  in  tlie  route  of  such  road.  Carris  v.  Commissioners,  &c.,  2  Hill,  443.  See 
ClapixT,  3  Hill,  458. 

('/)  So,  in  New  Hampshire,  land  occupied  by  a  building  is  not  exempt  from  this  liability. 
Peirce  v.  Somcrsworth,  10  N.  II.  369. 
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shores,  of  creeks  and  rivers;  but  towns  cannot  create  them  as  such,  or 
as  ways.(l)(a) 

2.  The  location  of  a  pubhc  way,  over  the  land  of  an  individual,  gives 
to  the  public  an  easement,  which  the  owner  of  the  land  cannot  extin- 
guish or  interrupt.  But,  bv  a  rule  said  to  be  settled  ever  since  the 
time  of  Edw.  IV,  the  soil  and  freehold  still  remain  in  the  latter,  and  he 
may  use  the  land,  above  or  below,  in  any  way  consistent  with  the  ease- 
ment. Thus  he  may  work  a  mine.  So,  also,  he  may  sink  a  drain  or 
water-course  under  the  land,  covering  it  securely.  So  he  may  recover 
the  land  in  ejectment,(6)  or  (it  seems)  maintain  trespass.(c)    And  when- 

(1)  Kean  v.  Stetson,  5  Pick.  492.     See  Pearsall  v.  Post,  20  Wend.  111. 


(a)  The  mere  fact  that  part  of  a  town-way,  laid  out  along  navigable  water,  is  below  high- 
water  mark,  is  no  defence  to  an  indictment  for  levying  a  nuisance  in  that  part  of  the  way 
which  is  above  high-water  mark.     Gloucester  v.  County,  &c.,  3  Met.  375. 

(6)  Ace.  Hancock  v.  Wentworth,  5  Met.  446.  It  has  been  held  in  Coimecticut,  that 
though  the  public  have  a  mere  easement  in  a  highway,  yet  this  precludes  individual  pos- 
session. Hence  the  owner  of  the  soil  cannot  recover  possession,  subject  to  the  easement. 
This  would  involve  the  inconsistency  of  issuing  an  habere  facias  iiossessionem  in  favor  of  A, 
sulject  to  the  possession  of  B.  Smitli,  J.  examines  the  decision  of  Lord  Mansfield,  in  Good- 
title  V.  Allver,  1  Burr.  133,  that  ejectment  lies  in  such  case,  and  supposes  it  to  be  founded  in 
part  upon  the  peculiar  nature  of  tiiis  action  in  England,  where  it  does  not  settle  the  title,  but 
is  merely  possessory.  He  remarks,  that  the  right  to  bring  such  action  is  not  requisite  to 
prevent"an  adverse  occupant  from  gaining  a  title;  for  while  the  easement  continues,  the 
statute  of  hmitations  does  not  run.  (Doe  v.  Danvers,  7  K.  321.)  But  in  a  later  case  in 
that  State  it  is  decided,  that  the  proprietor  of  land  adjoining  a  highway  may  have  an  exclu- 
sive possession  and  seizin  of  the  soil  of  the  highway,  subject  to  the  public  easement ;  and, 
consequenily,  may  be  dispossessed  and  disseized  thereof,  subject  to  such  easement.  Read 
v.  Leeds,  19  Conn.  182.  Also  that  he  has  the  usual  remedies,  by  action  of  trespass  or  eject- 
ment, to  prevent  encroachments,  and  to  defend  his  rights  against  the  adverse  occupancy  of 
another.  lb.  In  trespass  quare  clausum,  it  appeared  that  the  loms  in  quo  was  in  the  public 
highwav,  south  of  the  middle  hue;  that  in  1842  the  defendant  took  a  deed  of  the  locus  m 
quo,  went  into  possession,  set  out  trees,  enclosed  it  partly  by  a  fence,  and  had  ever  since 
used  and  occupied  it  exclusively  and  adversely.  The  plaintiff  claimed  title  by  virtue  of  a 
deed,  executed  in  1843,  purporting  to  convey  to  him  land  bounded  on  the  north  by  such 
highway.  Held,  1.  The  plaintiff's  grantor,  at  the  time  of  executing  the  deed,  was  ousted 
by  the  entry  and  possession  of  the  defendant,  and  such  deed  was  therefore  void,  under  the 
statute  against  selling  pretended  titles,  as  to  the  hcus  in  quo;  2.  That  if  the  defendant,  and 
those  under  whom  he  claimed,  had,  for  more  than  fifteen  consecutive  years  before  the  com- 
mencement of  this  action,  been  in  the  exclusive  and  adverse  possession  of  the  locus  in  quo, 
he  had  acquired  a  title  thereto,  as  to  individual  rights,  although  the  public  easement  still  re- 
mained. Read  v.  Leeds,  19  Conn.  182.  In  South  Carolina,  trespass  to  try  titles  lies  by  A, 
owning  land,  against  B,  having  a  way  over  it.  But  the  sheriff  gives  possession  subject  to 
the  easement.  Stiles  v.  Curtis,  4  Day,  330;  Jerman  v.  Mathews,  2  Bai.  271;  Adams  v. 
Emerson,  6  Pick.  59.  It  is  held,  that  ejectment  will  not  lie  for  a  street,  unless  the  occupa- 
tion thereof  is  w/io%  mcowsisieni  with  the  public  easement.  Adams  v.  Saratoga,  &c.  11 
Barb.  414. 

The  same  point,  as  to  the  nature  of  the  title  acquired  by  an  appropriation  for  public  uses 
has  recently  arisen  in  tlie  case  oi  railroads. 

In  New  York,  it  seems  that  a  railroad  corporation,  by  proceedings  duly  taken  under  ita 
charter,  acquires  the  title  to  lands  appropriated  for  the  use  of  the  road.  Munger  v.  The  To- 
nawanda,  &c,  4  Comst.  349. 

And,  therefore,  where  cattle  escape  from  the  enclosure  of  the  owner,  and  stray  upon  the 
track  of  a  railroad,  they  are  trespassing  upon  the  lands  of  the  company.     lb. 

But  in  Vermont,  the  charter  of  a  railroad  provided,  that  the  company,  upon  complying 
with  the  conditions  upon  which  they  may  take  land  for  the  use  of  their  road,  shall  be 
"seized  and  possessed  of  the  land."  Held,  this  does  not  make  them  owners  of  the  fee,  but 
gives  them  a  right  of  way  merely.  Hence,  although  the  charter  makes  no  provision  asto 
maintaining  fences  upon  the  line  of  the  road,  the  general  law,  in  reference  to  the  obligation 
of  adjoining  land -owners  to  maintain  the  division  fences  between  them,  does  not  apply,  but 
the  obligation  rests  primarily  upon   the  company ;  and,   until  they  have  either  built  the 


(c)  It  has  been  held  otherwise  in  Massachusetts,  with  regard  to  a  town  way.     Mayhew  v. 
Norton,  17  Pick.  357. 
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ever  the  way  is  discontinued,  the  land  reverts  to  him  free  of  incum- 
brance. It  is  said  to  be  a  common  practice  for  the  owners  of  water- 
mills,  or  of  sites  for  water-mills,  to  sink  water-courses,  for  the  use  of  I 
their  mills,  in  their  own  land  under  highways.  In  such  cases,  the  p^i'ty 
is  bound  to  make  and  keep  in  repair  a  way  over  the  water-course.'.  If 
he  does  not,  he  may  be  indicted  for  a  nuisance,  and,  upon  conviction, 
the  nuisance  may  be  prostrated  by  filling  up  the  water-course,  if  he 
shall  not  make  a  convenient  way  over  it.  If  a  highway,  on  the  other 
hand,  be  located  over  water-courses,  either  natural  or  artificial,  the 
public  cannot  shut  them  up,  but  may,  if  necessary,  divert  them,  and 
erect  bridges  over  them,  which  it  will  be  bound  to  keep  in  repair.(a) 
Upon  the  principle  above  stated,  to  an  action  upon  a  bond  given  for 
the  conveyance  of  land,  it  is  no  defence,  that  a  highway  has  been  since 
located  over  the  land.  But  this  fact  may  be  considered  upon  a  hearing 
in  equit}^,  to  reduce  the  damages.  So  it  is  no  breach  of  the  covenants 
of  seizin  and  a  riu^ht  to  convey,  that  a  highwav  passes  over  the 
land.(l)(6)  "  "  ■  - 

(1)  Cooke  V.  Green,  11  Price,  736;  1  Rolles  [.  ^95  ;  WhitlsSk  v.  Cook,  15  John.  483 ;  May-     • 
Abr.  392,  B;  2  Inst.  705  ;  Lade  v.  Shepherd,    or,  &c.  v.  Steamboat,  &c.,  Charl.  342  ;  Nichol- 


Str.  1004;  Grose  v.  West,  7  Taun.  39;  Good- 
title  v  Alker,  1  Burr.  133,  143  ;  Corlelyon  v. 
Van  Brundt,  2  John.  357  ;  Jackson  v.  Hatha- 
way, 15,  447  ;  Makepeace  v.  Worden,  1  N. 
H."l6  ;  Peck  v.  Smith,  1  Conn.  103;  Witter 
V.  Harvey,  1  McCord,  67  ;  3  Md.  L.  83  ;  Com. 
V.  Peters,  2  Mass.  127  ;  Perley  v.  Chandler, 
6,  454;  Fairfield  v.  Williams,  4,  427;  Stack- 
pole  V.  Healey,  16,  33;  Bobbins  v.  Borman, 
1  Pick.  122  ;  M'Donald  v.  Lindall,  3  Rawle, 


son  V.  Stockett,  1  Walk.  67  ;  John,  &c..  Streets, 
19  Wend.  659;  Doe  v.  Pearsey,  7.  B  &  C. 
304 ;  Dygert  v.  Schenck,  23  Wend.  446  ; 
Trustees,  &c.  v.  Auburn,  &c.,  3  Hill,  567; 
Union.  &c.  v.  Robinson,  5  Whar.  18;*  Woos- 
ter  V.  Butler,  13  Conn.  309  ;  Rowe  v.  Gr.uiite, 
&c.,  21  Pick.  344;  Bosley  t'.  Susquehanna,  3 
Bland,  67  ;  Leavitt  v.  Towle.  8  N.  H.  96. 
See  WiUard  v.  Newbury,  22  Verm.  458. 


fences,  or  paid  the  land  owner  for  doing  it,  a  sufficient  length  of  time  to  enable  him  to  do  it» 
the  mere  fact  that  cattle  get  upon  the  road  from  the  land  adjoining,  is  no  ground  for  im- 
puting negligence  to  the  owners  of  the  cattle.     Quimby  v.  Vermont,  &c.,  23  Verm.  387. 

In  New  York,  upon  the  same  principle  with  that  above  stated,  where  private  property  is 
taken  for  public  use  by  a  municipal  corporation,  in  the  exercise  of  the  rigiit  of  eminent  do- 
main delegated  by  the  State,  and  the  estate  which  the  corporation  is  authorized  to  take  is  a 
fee-simple  absolute,  for  which  full  compensation  is  made;  the  property  does  not  revert  to  the 
owner,  in  case  the  use  thereof  for  public  purposes  is  discontinued.  And  property  taken  by 
such  corporation,  for  an  almshouse  is  not  subject  to  the  same  rule,  as  property  taken  for  a 
road  by  a  turnpike  company.     Heyward  v.  The  Mayor,  &c.,  8  Barb.  486. 

In  Illinois,  the  title  even  to  streets  and  alleys  may  revert  to  Jhe^riginal  proprietor,  on  the 
destruction  of  the  corporation,  or  on  abandonment  of  the  ground  appropriated  to  them; 
but,  until  such  reversion,  the  fee  is  out  of  the  original  proprietor.  Hunter  v.  Mid- 
dleton,  13  Illin.  50. 

But  when  land  is  dedicated  to  the  public  for  a  particular  purpose,  it  may  be  improved  and 
controlled  for  such  purpose,  but  not  aliened  or  sold.     City,  &c.  v.  Illinois,  Ac,  12  111.  38. 

(a)  See  Water-course.  Also,  Mass.  St.  1841,  205.  If  the  owner  of  land  over  which  a 
road  passes,  dig  a  raceway  across  it,  and  build  a  bridge,  he  is  liable  for  any  damage  arising 
from  want  of  repairs  upon  such  bridge.     Dygert  v.  Schenck,  23  Wend.  446. 

(ft)  One  owning  the  soil  of  a  street,  in  a  populous  town,  may  lawfully  erect  buildings  and 
fences  on  the  line  of  the  street,  with  doors  and  gates,  which,  wlien  opened,  will  swing  over 
it.  So,  in  constructing  such  buildings,  ho  may  place  the  building  materials  and  the  soil  dug 
from  the  cellar  in  the  street,  not  improperly  obstructing  it,  and  removing  them  in  rea.sonable 
time;  or  spread  earth  on  tiie  street,  for  tlie  purpose  of  improving  it  as  a  way;  or  allow 
horses  and  carriages  occasionally  to  stand  in  the  street  ;igainst  or  near  a  house.  O'Linda  v. 
Lothrop,  21  Pick.  292.  But,  in  the  city  of  New  York,  the  city  corporation  take  the  legal 
title  to  the  land  of  the  streets,  for  all  purposes  of  managing  them  as  streets,  prescribing  the 
width  of  streets  and  side-walks,  granting  the  use  of  parts  of  them  for  private  purposes, 
and  for  the  erection  of  sewers  and  vaults.     Drake  v.  Hudson,  Ac,  7  Barb.  508. 

Owners  of  property  on  streets  in  a  city  have  an  interest  in  maintaining  them  in  thi  ir  in- 
tegrity, but  the  riglit  only  extimds  to  their  use  as  public  streets  and  highways,  and  does  not 
give  such  owners  any  private  or  exclusive  right  in  the  enjoyment  of  them,  different  from 
that  of  other  citizens.     Drake  v.  Hudson,  &c.,  7  Barb.  503. 
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3.  The  right  of  passage  over  a  highway  does  not  involve  the  right 
in  any  member  of  the  community  claiming  the  easement,  to  turn  his 
ca^t-le  upon  the  road  for  the  purpose  of  grazing.  Hence,  if  the  cattle 
pass  from  the  highway  upon  adjoining  land,  though  unfenced,  the 
owner  of  the  land  may  maintain  trespass  against  the  owner  of  the  cattle. 
But  if  cattle,  used  in  the  making  of  a  road,  stray  on  unfenced,  adjoin- 
ing land,  against  the  will  of  a  person  using  them,  trespass  does  not  lie  ; 
as  where  the  act  is  done  in  the  necessary  turning  of  the  forward 
cattl4(l)    • 

4.  It  is  said,  the  legislature  might  enact  that  the  future  location  of 
higliways  should  vest  the  ownership  of  the  soil  in  the  public,  and  com- 
pensate the  owner  accordingly.  But,  it  is  doubted,  whether  they 
could  constitutionally  divest  such  owner  of  any  remaining  rights,  in 
the -soil  of  a  v,'ay  previousl}^  laid  out;  as,  for  instance,  by  interfering 
with  a  fruit-tree,  which  serves  at  once  for  ornament,  shade  and  profit, 
and, is  no  nuisance  to  the  way.(2) 

5.  A  conveys  land  to  B,  reserving  a  certain  highway  over  the  land, 
to  be  kept  open  forevei/^B  conveys  to  C,  bounding  on  the  highway. 
The  road  is  afterwardsaiscontinQed,  and  B  brings  a  writ  of  entry 
against  C,  for  the  land  over  which  it  passed.  Held,  the  clause  in  A's 
deed  did  not  reserve  to  him  a  title  to  the  soil  of  the  highway,  but  was 
merely  a  declaration  that  the  way  was  to  continue,  or  intended  to  guard 

.him  from  liability  as  for  an  incumbrance  ;  that  the  soil  passed  to  B,  and, 
on  the  discontinuance  of  the  road,  he  held  it  free  from  the  public  ease- 
ment ;  but  that  having  bounded  on  the  road  in  his  conveyance  to  C, 
B  had  no  right  to  interrupt  the  use  of  it  by  C  as  a  way.  The  defend- 
ant haJving  pleaded  7iul  disseizin,  the  demandant  had  judgment.  It 
w^ould  have  been  otherwise,  if  the  defendant  had  pleaded  a  special 
non-tenure  claiming  a  mere  light  of  passage.(3) 

6.  The  town  of  Charlestown,  after  the  great  fire  in  that  place,  laid  it 
out  into  new  streets  and  squares.  The  legislature  afterwards  confirmed 
this  laying  out,  providing  a  compensation  to  land-owners  by  appraise- 
ment, and  prohibiting  them  from  bringing  actions  for  the  recovery  of 
the  land  or  of  damages.  The  town  laid  out  streets  over  the  land  of  A, 
compensating  him  therefor.  Afterwards  the  legislature  ceded  to  the 
United  States  land  in  Charfestovvn  for  a  Navy  Yard,  the  value  to  be  as- 
certained by  a  jury.  .  Land  of  A  was  taken  and  paid  for.  The  incpiest 
of  the  jury  described  his  lots  as  abutting  on  the  streets;  and  one  lot, 
which  had  buildings  upon  it,  ivith  the  appurtenances.  Afterwards  the 
town  by  vote  granted  the  streets  to  the  United  States,  A  protesting  at 
the  town  meeting  against  it,  on  account  of  his  rights  to  the  advantage 
of  said  streets.  Held,  by  the  first  act  of  the  legislature,  A's  right  in 
the  sod  did  not  pass,  but  only  a  public  easement,  notwithstanding  the 
clause  prohibiting  any  action,  the  act  being  both  at  common  law  and  by 
the  constitution  of  Massachusetts  in  derogation  of  private  right,  and 
therefore  to  be  construed  strictly;  that  A's  right  to  the  soil  did  not 
pass  by  the  inquest  of  the  jury  under  the  vote  of  the  town,  by  virtue 
of  the  word  appurtenances,  because  in  general  land  cannot  be  appurte- 
nant to  land,  and  moreover  the  lots  were  described  as  abutting  on  the 


(1)  Stackpole  v.  Healy,  16  Mass.  33  ;  Cool 
V.  Cro|iimet,  1  Shepl.  250.  (See  1  Swift,  107  ; 
Stevens  v.  Whistler,  11  K  51 ;  Dut.  72.) 


(2)  Stackpole  v.  Healy,  16  Mass.  36-7. 

(3)  Alden  v.  Murdock,  13  Mass  256. 
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street;  and,  the  streets  being  discontinued  by  the  cession  of  the  town 
to  the  United  States,  that  A  regained  his  original  title  to  the  soil,  over 
which  they  passed. (1) 

7.  It  is  said  to  have  been  the  practice  formerly  in  Connecticut,  for 
the  selectmen  of  a  town  to  sell  usekss  portions  of  a  highway.  But 
such  conveyance  is  declared  to  be  void. (2) 

8.  Upon  the  principle  that  the  public  does  not  own  the  soil  of  a 
highway;  where  a  canal  is  laid  out  under  an  act  of  the  legislature, 
which  provides  for  the  payment  of  damages  to  all  owners  of  land 
through  which  it  passes;  the  town,  bound  to  maintain  a  road  traversed 
by  such  canal,  has  no  claim  for  conifjensation  under  the  act.  And,  on 
the  other  hand,  where  a  railroad  is  laid  out  over  a  highway,  the  owner 
of  the  soil  over  which  the  latter  passes  is  entitled  to  compensation. (3) 

9.  The  grant  of  a  tu7npike[a)  privilege  passes  not  only  an  easement 
for  the  road  itself,  but  also  so  much  land  as  is  necessary  for  purposes  con- 
nected therewith,  as,  for  instance,  for  a  toll-house,  and  a  cellar  under 
it ;  as  also  a  well  for  the  use  of  the  family.  But  the  owner  of  the  soil 
may  bring  trespass  against  a  servant  of  the  corporation  for  taking  the 
herbage  upon  the  road.  Thus  where,  before  the  turnpike  was  made, 
the  soil  consisted  of  marsh  land,  and  the  travelled  part  of  the  road  was 
made  by  cutting  up  the  sods  of  the  contiguous  marsh  land  on  either- 
side,  the  travelled  part  being  raised  and  separated  from  the  marsh  on 
each  side  by  a  railing ;  so  that  no  traveller  could  pass  upon  the  land 
outside  of  the  railing;  held,  the  owMier  of  the  soil  might  might  main- 
tain trespass  against  a  servant  of  the  corporation  for  cutting  thatch 
upon  this  untravelled  part  of  the  road.(4)(Z>) 

10.  It  is  an  indictable  nuisance  to  continue  within  the  limits  of  a 
turnpike,  buildings  previously  erected  there,  though  upon  a  part  out  of 
the  travelled  path,  and  from  which  a  high  bank  was  taken  down,  in 
order  to  erect  them.(5) 

11.  In  New  York  and  Michigan,  the  owner  of  land,  traversed  by  a 
highway,  is  especially  authorized  to  set  out  trees,  and  to  sue  for  any  in- 
jury (lone  to  them.     Such  owner  is  declared  to   be  proprietor  of  all 

(1)  U.  a.  V.  Harris,  1  Sumn.  21.  567. 

(2)  Barkhamsted  v.  Case,  5  Conn.  528. 

(3)  Milllmry  v.   Blackstone,  &c.,    8   Pick. 
473  ;  Trustees,    &c.  v.   Auburn,   &c.,  3   Hill, 


(4)  Tucker  V.  Tower.  9  Pick.  109;   Adams 
Emerson,  6   Pick.  57. 

(5)  Com.  V.  Wilkinson,  16  Pick.  175. 


(a)  A  nirnpike  is  a  hip:liway,  and,  as  sucli,  it  is  an  indictable  nuisance  to  obstruct  it. 
Com.  V.  Wilkinson,  16  Pick.  175.  A  urant  may  be  presumed  from  use,  for  a  turnpike  to 
pass  over  a  highway.     Penton,  kc.  v.  Bisliop,  11  Verm.  198. 

(h)  A  town  may  dig:  the  soil  and  use  the  timber  and  other  materials,  found  within  the 
limits  of  a  liighway,  in  a  reasonable  manner,  for  tlie  purpose  of  making  and  repairing  the  road, 
or  bridges  upon  it.     Felch  v.  Oilman,  22  Verm.  38. 

A  surveyor  of  highway's  c.innot  appropriate  any  land  without  tlic  bo\mds  of  the  road.  He 
has  no  authority  to  make  a  ditch  through  adjoining  improved  lands,  for  tiie  purpose  of  having 
water  turned  otf  from  tiie  higiiway,  however  important  to  the  pul)lic  it  may  be  to  have  it 
done  ;  and  for  such  an  act  the  owner  of  the  land  may  maintain  trespass  .-^gainst  him.  Plum- 
mer  v.  Sturtevant,  32  Maine,  325. 

Questions  have  recently  arisen,  in  regard  to  the  use  of  highways  for  the  tracks  of  railroads. 
It  lias  been  held,  that  to  allow  a  street  in  a  city  to  be  used  for  a  railroad  track,  eitiier  upon 
its  natural  surface,  or  by  tunnelling,  is  not  a  misapplication  of  it;  provided,  such  use  does 
not  interfere  witli  the  free  and  unobstructed  use  of  it  by  the  public,  as  a  highway  for  pas- 
sage and  repassage.     Adams  v.  Saratoga,  &c.,  11  Barb.  414. 

The  temporary  inconvenience  to  which  the  adjoining  proprietors  are  subjected,  while  the 
work  of  excavation  and  tunnelling  is  going  on,  is  dfimnum  ob.feque  injuria,  and  will  not  en- 
title an  individual  to  damages.     Plant  v.  Long  Island,  &c.,  10  Barb.  26, 
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trees  standing  or  lying  on  the  land,  except  those  necessary  for  the  re- 
pair of  the  highway  or  bndge.(l)(a) 

12.  Chancellor  Kent  says,(2)  there  is  a  perfect  analogy  between  the 
ownership  of  the  soil  bounding  a  river  not  navigable,  and  that  of  the 
soil  bounding  a  highway.(6)  In  each  case,  the  right  of  property  is  pre- 
sumed to  extend  to  the  centre  of  the  stream  or  of  the  road,  subject  to 
the  public  right  of  passage.(c) 

18.  In  Connecticut,  the  question,  as  to  the  ownership  of  the  soil  over 
which  a  highway  passes,  has  been  the  subject  of  elaborate  discussion, 
leading  to  different  conclusions  on  the  part  of  the  several  judges  com- 
posing" the  court.  Smith,  J.,  was  of  opinion,  that  the  fee  of  a  highway 
belongs  to  the  owner  of  the  adjoining  land,  upon  the  presumption  that 
he  furnished  the  land  used  for  such  highway  ;  and  that  in  the  trans- 
mission of  the  adjoining  land  through  successive  owners,  the  fee  of  the 
road  passes  as  parcel  of  and  appurtenant  thereto;  especially  where  the 
grantees  are  bounded  on  the  highway.(8)  Swift,  J.,  adopts  the  same 
views.  He  remarks,  that  the  proposition  that  tlie  adjoining  owner  has  the 
fee  of  the  road,  means  the  owner  at  ihe  present  time,  not  those  who  were 
proprietors  when  the  way  was  laid  out,  or  their  representatives ;  nor 
does  it  make  any  difference,  that  ancient  proprietors  of  towns  granted 
the  lands  and  reserved  the  ways ;  for  the  grant  and  reservation  make 
one  transaction,  and  pass  the  fee  of  the  road.  There  may  be  cases 
where  the  ichole  of  a  man's  land  is  taken  for  a  way.  But  these  are  few, 
and  do  not  vary  the  general  principle.  A  conveyance,  bounded  on  a 
river  not  navigable,  passes  the  soil  of  the  river  as  appurtenant.  So  an 
existing  way  passes  under  the  head  of  appurtenances.  Hence,  the  soil 
of  a  highway  passes  as  appurtenant  to  adjoining  land.  A  contrary 
principle  would  allow  injuries  to  the  soil,  trees,  &c.,  for  which  no  one 
could  sue;  the  heirs  of  ancient  proprietors  being  generally  unknown. (4) 
Baldwin,  Reeve  and  Edmond,  Justices,  and  Mitchell,  Ch.  J.,  did  not 
concur  in  these  views ;  but  the  whole  court  decided,  that  where  the 
proprietors  of  a  township  more  than  a  century  before  appropriated  land 
for  a  road,  laying  out  and  selling  adjoining  land  as  bounded  thereon, 
and  the  road  had  been  used  for  nearly  a  century,  but  was  now  no  longer 
needed,  and  inclosed  by  the  owner,  the  adjoining  proprietoi  s  could  not 
maintain  ejectment  for  the  soil.(5) 

(1)  1  N.  Y.  Rev.  St.  525;  Mich.  L.  397-8.  i  7,  5.)     See  also,  Buel  v.  Clark,  1   Root,  49; 

(2)  3  Kent,  432.     See  Webber  v.  Eastern,    Brown  v.  Freeman,  lb.  118. 
&c  ,  2  Met.  147.  (4)  lb.  336-7-8. 

(3)  Stiles  1/.  Curtis,  4  Day,  332-3  ;   (8  Hen.  i      (5)  lb.  328. 

(a)  The  same  principle  applies  to  a  private  way  as  to  a  liigbway,  in  regard  to  the  owner- 
ship of  the  soil  by  an  adjoInin<r  proprietor.  Thus,  where  A  and  B,  adjoining  owners  of  land, 
have  a  right  of  way  over  a  dam  between  them,  if  each  owns  to  the  centre  of  the  dam,  and  A 
erects  a  gate  or  fence  across  it,  B  may  have  au  action  of  trespass  to  try  titles  against  him. 
Jerman  v.  Mathews,  2  Bai.  271. 

(fe)  Navigable  streams  in  the  United  States,  are  declared  by  Act  of  Congress  to  be  high- 
ways.    Gord.  Dig.  318. 

(c)  There  is  anoiher  Tpo'mt  o(^  analogy  between  highways  by  land  ayid  hy  tvater.  The  legis- 
lature has  authority  to  lay  out,  and  to  discontinue  or  change  the  course  of  a  highway.  So, 
also  they  may  alter  the  direction  of  a  river,  wliere  the  public  good  so  requires.  Spring  v. 
Russell,  7  Greenl.  290-1.  A  public  canal  or  stream  is  a  highway.  Bosley  v.  Susquehanna, 
&c.,  3  Bland,  65.  See  Clay,  594;  Miss.  L.  112  ;  Cox  v.  The  State,  3  Blackf.  196.  Neither 
the  riparian  owner,  the  legislature  of  the  State,  nor  the  Congress  of  the  United  States,  can 
interrupt  the  public  use  of  a  navigable  river.     3  Blackf.  196. 
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14.  The  presumption,  that  owners  of  land  upon  opposite  sides  of  a 
road  own  each  to  the  centre,  is  inapplicable,  where  a  different  original 
ownership  is  proved. 

15.  A  and  B  were  adjoining  owners  of  land  over  which  a  highway 
was  laid  out.  A  encloses,  and  occupies  for  twenty-eight  years,  a  por- 
tion of  the  way  not  used,  upon  his  own  side.  Held,  his  adverse  posses- 
sion did  not  extend  beyond  the  enclosure,  and  that  B  still  owned  to  the 
centre  of  the  original  highway. (1) 

16.  It  is  the  general  rule,  that  a  conveyance  of  land,  bounded  on  the 
highway,  gives  a  title  to  the  centre  of  the  road,  if  the  land  belongs  to 
the  grantor,  and  unless  it  is  expressly,  or  by  necessary  implication,  re- 
served. Such  reservation  may  arise  from  bounding  the  land  on  the 
side  or  edge  of  the  road. (2)  The  question,  whether  in  a  conveyance  of 
land  abutting  upon  a  highway,  the  highway  does  or  does  not  pass,  is 
said  to  be  in  all  cases  a  matter  of  construction  and  intention  merely,  to 
be  determined  from  the  language  and  surrounding  circumstances;  but 
the  presumption  is,  that  the  parties  did  intend  to  include  the  high- 
\vay.(3)  Thus,  the  owner  of  a  village  lot.  bounded  by  a  street,  is  'j^rima 
facie  the  owner  to  the  centre  of  the  street.(4) 

17.  Tenants  in  common  make  partition  of  land  traversed  by  a  road, 
assigning  to  each  the  land  on  the  respective  sides  of  the  road,  and  bound- 
ing each  part  by  the  road.  Held,  no  intention  appeared  to  divide  a  part 
of  the  land  covered  by  the  road,  and  therefore  it  remained  undivided. (5) 

18.  A  warrant  to  commissioners  directed  them  to  appraise  and 
divide  all  the  estate  of  the  party  named.  Their  return  states  an  ap- 
praisement and  division  of  all^  describing  each  parcel,  and  those  ad- 
joining a  highway  as  bounded  on  it.  Held,  the  property  of  the  road 
passed  to  the  respective  owners  on  eacl*  side.(6) 

19.  A  conveys  to  B,  by  warranty  deed,  land  traversed  by  a  road, 
"saving  and  excepting  said  highway."  The  soil  of  the  road  passes, 
and  B  may  have  an  action  for  the  continuance  of  a  building,  erected 
before  the  conveyance,  on  a  part  of  the  road  not  travelled. (7) 

20.  The  ow'Der  of  a  narrow  strip  of  land,  and  also  of  land  adjoining 
it  on  the  north  and  south,  conveyed  to  one  person  two  lots,  one  of 
which  was  described  as  bounded  south  on  a  street^  the  other  north  on 
an  intended  street^  meaning  by  street  the  above-mentioned  strip  of  land. 
Held,  the  fee  thereof  did  not  pass,  but  a  right  of  way  did  pass,  by  im- 
plication or  by  estoppel. (8) 

20  a.  So,  where  the  owner  of  land  couve\'S  a  lot  by  its  number, 
according  to  a  plan,  which  delineates  a  street  with  lots  adjoining,  the 
fee  which  the  purchaser  takes  is  limited  to  the  lines  of  the  lot  as  ex- 
hibited on  the  plan,  and  does  not  embrace  any  part  of  the  street.  The 
conveyance,  however,  gives  him  by  implication  or  estoppel,  a  right  of  way 


(1)  "Watrous  v.  Soutliwortli,  5  Conn.  305  ; 
(Headlam  v.  Headloy,  Holt,  463.  See  Steol 
r.  Prickett,  2  Star.  463  ;  Doe  v.  Pearsey,  7  B. 
&  C.  304;  Lofll,  35S  :  Grose  v.  West,  7  Taun. 
39.) 

(2)  Stevens  r.  Whistler,  11  E.  51  ;  3  Kent, 
433;  Peck  v.  Smith,  1  (^onn.  10.3.  (But  see 
p.  37,  sec.  5.)  See  also,  Ciiatham  v.  Brainard, 
11  Conn.  60;  Champlin  v.  Pendleton,  13,  23  ; 
Johnson  v.  Anderson,  18  Maine,  76;  Child  i;. 
Starr,  4  Hill,  369;  Scratton  v.  Brown,  4  B.& 


C.  485  ;  8  N.  H.  96  ;  Ru.sseilt;.  Lode,  1  Greene, 
(Iowa,)  566;  Adams  v.  Sar.itocra,  &c.,  11  Barb. 
414. 

(3)  Buck  V.  Squires,  22  Verm.  484. 

(4)  Adams  v.  Rivers,  1 1  Barb.  390. 

(5)  Sibley  v.  Ilolden,  10  Pick.  249. 

(6)  Bucknam  v.  Bucknam,  3  Fairf  463. 

(7)  Peck  f.  Smith,    1    Conn.    103;   Hart  v. 
Chalker,  5,  311. 

(8)  O'Linda  v.  Lothrop,  21  Pick.  292. 
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in  the  street,  and  any  erection  made  upon  the  street,  by  which  his  use 
of  it  for  a  passage-way  is  obstructed,  is  an  invasion  of  his  right;  and, 
until  an  easement  in  the  street  has  been  acquired  by  the  public,  he 
may  treat  such  invasion  as  a  private  nuisance,  and  maintain  an  action 
for  the  daraage.(l) 

20  b.  But  where  the  proprietor  of  land  grants  a  private  way  across 
it,  of  a  specified  direction  and  width,  and  afterwards  conveys  the  land 
on  one  side  of  such  way,  bounding  it  by  the  line  of  the  way;  it  seems 
the  grantee  of  such  land  takes  no  fee  in  any  part  of  the  strip  of  land 
covered  by  the  right  of  way.  Nor  by  virtue  of  his  deed,  does  he  take 
in  such  strip  any  easement  or  any  right  of  way  by  necessity. (2) 

20  c.  Where  a  lot  conveyed  by  deed  is  described  as  bounded  "  south- 
erly on  the  northerly  line  or  side  of  T  B's  lane,"  the  grantee  cannot 
claim  to  the  middle  of  the  lane  ;  especially  if  the  lengths  of  the  sides  of 
the  lot  limit  it  to  the  northerly  sicle  of  the  lane.(3) 

20  d.  The  grant,  in  such  deed,  of  the  use  and  privilege  of  the  lane, 
until  the  mayor,  &c.,  should  cause  streets  to  be  opened  through  or 
adjoining  the  lot,  is  evidence  of  an  intent  not  to  grant  the  title  to  the 
middle  of  the  lane.(4:) 

21,  In  the  citj^  of  New  York,  where  one  sells  land  bounded  on  a 
street,  as  laid  down  upon  a  plan  of  lands  belonging  to  the  citv  or  to 
the  vendor;  this  reference  to  the  plan  is  held  a  dedication  of  a  street 
to  the  public,  and,  whenever  it  is  opened,  the  vendee  has  a  perpetual 
right_  of  passage,  by  virtue  of  an  implied  covenant,  though  the  fee 
remains  in  the  vendor.  In  Indiana,  the  designation  of  a  street,  upon 
the  recorded  plat  of  an  incorporated  town,  amounts  to  a  grant  of  a 
highway.  But  where  there  is  an  exclusive  grant  to  a  corporation,  and 
the  street  lies  upon  a  river,  this  does  not  pass  such  a  right  to  the  soil, 
as  authorizes  the  establishment  of  a  ferry  under  the  statute, — for  such 
ferry  requires  ownership  of  the  land.  In  the  same  State,  it  is  said,  a 
public  street  in  a  town  is  a  public  highway.(5)(a) 

22.  A  highway  may  be  created  by  a  dedication  on  the  part  of  the 
owner  of  the  land  to  the  puljlic  use.(/^)     Such   dedication   may  consist 


(1)  Sutherland  v.  Jackson,  32  Maine,  80. 

(2)  The  State  v.  Clements,   32   Maine,  279. 

(3)  Jones  v.  Cowman,  2  Sandf.  234. 

(4)  lb. 

(5)  Lewis  Street,  2  "Wend.  472  ;  Livingston 
V.  Mayor,  &c.,  8,  85;  Wyraan  v.  Mayor,  &c. 


11,  486 ;  Cincinnati  v.  Lessee,  &c.,  G  Pet. 
431  ;  Trustees,  &c.  v.  Cowen,  4  Paige,  510; 
Conner  1).  President,  &o.,  1  Blae.  44;  Thirty- 
second,  &c.,  19  Wend.  128;  Twenty-ninth 
street,  1  Hill  ]  89. 


[a)  As  to  the  boundaries  of  a  highway,  see  Hannum  v.  Belchertown,  19  Pick.  311 ;  Stet- 
son V.  Faxon,  lb.  147  ;  Sprague  v.  Waite,  17,  309. 

(6)  A  wharf  may  be  dedicated  in  like  manner,  and  no  toll  can  aflerwanls  be  imposed  upon 
the  use  of  it,  but  by  authority  of  the  legislature.     Wharf  case,  3  Bland,  361. 

But  not  a  right  to  float  logs  in  a  stream  for  two  or  three  weeks  of  the  year,  during  the 
spring  freshets,  thereby  endangering  and  injuring  the  dams  and  factories  and  mills  thereon* 
this  not  being  in  its  nature  a  public  right.     Munson  v.  Hungerford,  6  Barb.  265. 

In  1795,  tlie  proprietor  of  the  town  of  Newport,  Ky.,  deeded  a  certain  square  to  the 
justices  of  C  county,  as  a  public  square,  to  be  appropriated  as  they  might  think  proper,  for 
the  use  of  public  buildings.  In  1840,  the  county  seat  was  removed  from  Newport,  and  the 
justices  leased  the  public  buildings  to  private  persons.  Held,  there  was  a  dedication  of  the 
square  to  the  use  of  the  public,  and  the  justices  could  not  appropriate  it  to  private  uses.  C. 
C.  Court  V.  Newport,  12  B.  Mon.  538. 

A  deed  of  land  to  a  town  in  fee  is  not  a  dedication  of  the  land  to  the  public  use,  although 
it  be  expressed  that  the  land  is  conveyed  for  the  use  of  the  town  as  a  meeting-house  green. 
State  V.  Woodward,  23  Verm.  92. 
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in  a  simple  acquiescence,  or  in  positive  and  unequivocal  acts  or  declara- 
tions, signifying  the  owner's  intention  to  give  up  the  soil  to  this  object. 
The  statute  of  frauds  does  not  appl)'  to  the  case.  No  particular  form 
or  ceremony  is  necessary,  if  the  intention  appear.  It  is  said,  the  doc- 
trine of  such  dedication  rests  on  the  principle  of  the  common  law,  that, 
where  a  person  has  made  representations,  or  pursued  a  line  of  conduct, 
with  a  view  to  induce  others  to  adopt  a  particular  course  of  action,  and 
such  representations  or  conduct  have  produced  that  effect,  the}'  shall 
be  held  to  be  binding  and  conclusive  against  him  ;  and  he  shall  not 
afterwards  be  permitted  to  retract  or  repudiate  them,  to  the  injur}?  of 
those  who  have  been  induced  thus  to  act.  The  time  requisite  for  the 
establishment  of  the  public  right  has  been  variously  fixed  in  different 
cases ;  in  some,  the  periods  of  six  and  twelve  years  having  been  held 
sufficient,  while  in  others  even  nineteen  years'  use  has  been  considered 
as  not  conclusive.  {Infra,  sec.  .)  And  in  a  case  where  the  land  was 
under  a  lease  for  years,  ninety-nine  years  were  held  insufficient  to 
bind  the  owner  in  fee.  Chancellor  Kent  is  of  opinion,  that  where  there 
is  mere  acquiescence  on  the  part  of  the  owner,  his  right  will  not  be 
concluded,  by  dedication  to  the  public,  by  a  use  for  any  period  short 
of  twenty  years;  but  a  less  period  will  be  sufficient  where  there  is  any 
po.sitive  assent  or  permission  on  his  part,  showing  an  intention  perma- 
nently to  abandon  the  soil.  Use  of  the  way  is  evidence  of  an  intention 
in  the  owner  to  dedicate  it ;  and  interruption  of  such  use  rebuts  the 
intention  :  as  where  the  circumstances  show  onh'  a  temporarj'  and 
conditional  lice7ise.{l) 

23.  Forty  years  before  suit,  the  grantor  of  the  defendant  and  his  neigh- 
bor opened  a  lane  or  road  upon  their  boundary  lines  to  accommodate 
the  adjoining  lands,  taking  ten  feet  from  each  side.  The  road  thus 
opened  was  used  uninteiruptedly  by  the  public  thenceforth,  until  shut 
up  by  the  defendant  the  year  before  the  trial.  In  1848,  the  commis- 
sioners of  highways  ascertained,  described  and  entered  such  road  upon 
record.  In  1826,  the  commissioners  had  surveyed,  laid  out,  and  re- 
corded, and  made  to  connect  with  the  lane  or  road  in  question,  the 
road  beyond,  on  which  inhabitants  resided  who  had  no  other  egress. 


(1)  Baxter  v.  Taylor,  1  Nev.  &  M.  13; 
Trustees,  &c.  v.  Merryvveather,  11  E.  375,  n.  ; 
Com.  V.  Milteiiberger,  7  "Watts,  450;  Wood- 
yer  f.  Haddeii,  5  Taun.  125;  Wood  v.  Veal, 
5  Barn.  &  Aid.  454  ;  Rex  v.  Lloyd,  1  Camp. 
260  ;  Letli bridge  v.  Winter,  lb.  263,  n. ;  Rex 
V.  Iidiabitants,  &c.,  4  Barn.  &  Aid.  447  ; 
Jarvis  t;.  Dean,  3  Bincc.  447;  3  Kent,  450; 
Willouf;liby  v.  Jenks,  20  Wend.  96  ;  Lessee, 
&c.  V.   Commissioner,  &c.,  7  Ohio,   88  ;  Leba- 


non V.  Warren,  &c.,  80 ;  Barraclousii  v.  John- 
son, 8  Ad.  &E11.  99;  Poole  i;.  Huskinson,  11 
Meos.  &  W.  827;  State  v.  Johnson,  11  Trod. 
647 ;  Dwiuel  v.  Barnard,  28  Maine,  554 ; 
Penn}',  &c.  v.  Philadelphia,  16  Penn.  79; 
Stacey  V.  Miller,  14  Mis.  478;  Coldcnv.  Thur- 
bur,  2  John.  424;  Pritchard  v.  Atkinson,  3 
N.  H.  335  ;  State  v.  Canipton.  2,  513  ;  Barker 
W.Clark,  4,  380;  Godfrey  v.  City,  &c.,  12 
Illin.  29. 


But  if,  after  accepting:  such  a  deed,  the  town  suffer  the  land  to  remain  unenclosed,  and 
place  a  survey  of  it,  describing  it  as  part  of  the  common,  upon  record,  and  then  permit  an 
uninterrupted  use  of  it  by  the  )  uhlic  for  more  than  fifteen  years;  tiiis  will  amount  to  a 
dedication  of  the  land  to  the  public,  which  is  irrevocable.     lb. 

In  Illinois,  the  ackiiowleilgment  and  recording  of  a  town  plat  vests  the  legal  title  to  the 
ground,  appropriated  to  streets  and  alleys,  in  the  corporation  of  the  town,  for  the  uses  and 
purposes  of  the  public.     Hunter  v.  Middleton,  13  111.  50. 

The  person  making  sucii  plat  and  dedication,  not  having  the  legal  title  nor  exclusive 
right  of  possession,  cannot  bring  an  action  of  trespass  for  an  injury  to  the  soil  or  freehold, 
as  in  the  case  of  highway.s.     lb. 

By  Statute  of  1851,  p.  Ill,  land  may  be  dedicated  in  perpetuity  for  cemeteries. 
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Held,  that  there  was  sufficient  evidence  of  a  dedication  to  the  public, 
upon  which  the  public  and  individuals  had  relied  ;  and  of  an  adoption 
of  such  road  by  the  proper  authorities.(l) 

24.  Where  there  was  sufficient  evidence  of  the  dedication  and  accept- 
ance of  a  street  as  a  public  way,  a  person  having  purchased  a  farm 
adjoining  the  road  many  years  after  the  dedication,  and  having  ac- 
quiesced in  the  use  of  the  road  by  tlie  public  for  twenty-two  years,  and 
then  obstructed  the  same  by  building  a  fence  through  the  centre  there- 
of, was  held  liable  for  such  obstruction,  in  an  action  at  the  suit  of  the 
commissioners  of  the  highways.(2) 

25.  Where  a  public  road  had  been  opened  and  recognized  by  the 
public  and  the  owner  of  the  fee,  and  courts  having  jurisdiction  over 
roads,  as  such,  for  25  years ;  held,  the  owner  of  the  fee  could  not 
maintain  trespass  against  one  who  peaceably  removed  obstructions  from 
the  road,  the  facts  raising  a  presumption  of  dedication.(3) 

26.  One  who  has  sold  and  conveyed  land,  and  at  the  same  time 
taken  a  reconveyance  of  it  to  himself  by  way  of  mortgage,  which  is 
afterwards  foreclosed,  is  to  be  deemed  the  owner,  so  far  as  relates  to  a 
dedication. (4) 

27.  In  1839,  a  way  was  laid  out  for  a  private  way.  In  1840,  the 
street  commissioner  reported  that  it  was  open,  unpaved,  and  could  not 
be  kept  in  repair.  In  1841,  he  made  a  similar  report,  and  said  the 
way  was  a  public  nuisance,  whereupon  the  city  council  ordered  it 
paved,  which  was  done.  In  an  action  against  the  party  who  laid  it 
out,  for  his  share  of  the  assessment  for  paving  ;  held,  his  acts  constituted 
a  dedication.(5) 

28.  Where  a  passage-way,  leading  from  one  part  of  the  public  road 
to  another,  though  circuitous,  had  been  many  years  used  by  the  public ; 
held,  a  dedication. (6) 

29.  The  owner  of  land  abutting  on  a  street  in  Boston,  laid  out  as  a 
town-way,  set  his  building  back  Irom  the  line  of  the  street,  thus  leav- 
ing an  open  strip  of  land,  which  was  used  by  the  public  as  a  part  of 
the  street  for  more  than  forty  years.  Held,  the  public  or  the  city  had 
acquired  a  right  of  way  over  this  strip. (7) 

30.  But  where  a  way  had  been  used  by  the  public  many  years,  and 
was  paved,  lighted,  and  mentioned  as  a  public  way  b}^  act  of  Parlia- 
ment, but  was  no  thoroughfare,  and  led  only  to  lands  under  lease ;  held, 
the  landlord  was  not  bound  without  privity  or  dedication. (8) 

31.  A  constant  use  by  the  public,  for  thirty  years,  of  a  private  way 
leading  to  a  wharf,  contemporaneous  with  a  like  use  thereof  by  the 
owner,  to  whom  the  city  continued  to  assess  the  taxes  on  the  land,  and 
who,  during  all  that  time,  paid  the  taxes,  made  all  necessary  repairs  at 
his  own  expense,  stowed  lumber  and  other  articles  on  the  land,  and  did 
other  acts  of  ownership;  will  not  authorize  the  presumption  of  a  dedi- 
cation of  the  land  to  the  public  for  a  highway. (9) 

32.  The  mere  fact,  that  a  farmer  suffers  the  public  to  pass  through 
his  farm  for  fifteen  years,  is  not  sufficient  evidence  of  an  intention  to 


(1)  Wiggins  V.  Tallmadge,  11  Barb.  457. 

(2)  lb. 

(3)  Elliott  V.  Treadway,  10  B.  Mon.  22. 

(4)  Wright  v.Tukey,  3  Cush.  290. 

(5)  Gamble  v.  City,  Ac,  12  Mis.  617. 

Vol.  II. 


(6)  Rex  V.  Lloyd,  1  Campb.  260. 

(7)  Valentine  v.  Boston,  22  Pick.  75. 

(8)  Wood  V.  Veal,  1  D.  &  R.  20;  5  B.  &  A. 
454. 

(9)  Irmn  v.  Dixion,  9  How.  U.  S.  10. 
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dedicate  a  way  to  the  public.(l)  So,  proof  that  a  way  has  been  used  as 
a  road  for  more  than  oO  years,  encumbered  all  the  time'' with  gates  and 
bars  in  the  summer  seasons,  Avithout  its  ever  having  been  fenced  on  its 
sides,  is  not  sufficient  to  show  that  it  is  a  "  public  highway."(2) 

SB.  The  proprietors  of  real  estate  in  L  laid  out  and  constructed  a 
street  through  the  same,  in  the  usual  manner;  with  a  carriage-way  in 
the  centre,  of  the  ordinary  width ;  after  which,  the  street  was  and  con- 
tinued to  be  used  by  the  public,  without  obstruction  or  objection.  They 
afterwards  conveyed  a  portion  of  the  land,  including  apart  of  that  over 
which  the  street  was  laid  out,  to  the  defendants,  with  a  provision  in 
the  deed,  that  the  street  should  be  forever  maintained  as  a  road,  for  the 
common  use  of  the  parties  to  the  conveyance,  their  successors  and  as- 
signs, the  grantees  severally  keeping  in  repair  those  parts  which  passed 
over  their  respective  estates.  The  proprietors  subsequently  conveyed 
to  the  plaintiff  a  lot  bounding  on  the  street  and  so  described,  with  all 
the  privileges  and  appurtenances ;  and  then  sold  at  auction  all  their 
remaining  lands  on  said  street,  together  with  other  lands,  declaring  in 
the  printed  conditions  of  sale,  that  all  the  streets  mentioned  therein  (in- 
cluding the  street  in  question)  should  be  reserved  and  kept  open,  for 
the  benefit  of  the  abuttors;  but  that  any  of  them  which  were  not 
graded  might  be  altered  or  discontinued,  with  the  consent  of  the  abut- 
tors thereon.  The  city  afterwards  laid  out  that  part  of  the  street  on 
which  the  plaintiff's  lot  was  bounded,  as  a  public  highway.  Held,  no 
intention  on  the  part  of  the  proprietors,  to  dedicate  the  street  in  ques- 
tion to  public  use,  could  be  inferred  from  these  facts,  and  that  the  plain- 
tiff had  a  right  of  way  in  that  part  of  the  street  not  laid  out  by  the  city, 
for  an  obstruction  of  which  by  the  defendants,  he  might  maintain  an 
action  on  the  case.(3) 

3-1.  Where  several  roads  traverse  a  common,  or  unenclosed  land,  in 
the  same  general  direction,  but  in  different  places,  at  the  pleasure  of 
the  passengers,  this  is  not  satisfactory  evidence  of  a  dedication,  unless. 
in  respect  to  some  one  of  the  roads,  the  enjoyment  and  use  have  been 
uniform  and  uninterrupted  for  20  years. (4) 

35.  In  England,  where  the  owner  of  land  used  as  a  public  way  does 
not  intend  to  dedicate  it ;  it  is  customary  to  shut  it  up  one  day  in  the 
year.  If  there  is  an  old  way,  and  the  fences  decay,  and  the  public  pass 
over  the  land,  there  is  no  dedication.  So  the  erection  of  a  bar  by  the 
owner,  though  knocked  down,  rebuts  a  dedication. (5) 

3G.  Where  a  way  had  been  used  twenty-seven  years,  but  the  owners  of 
the  land  during  that  time  had  maintained  gates  across  it;  held,  not  evi- 
dence of  an  ancient  laying  out,  or  grant  by  the  proprietors  of  the 
soil.(6) 

37.  To  establish  a  highway  by  dedication,  there  must  be  not  only  an 
intent  on  the  part  of  the  owner  of  the  land  to  devote  it  to  the  use  of 
tiie  public,  but  there  must  also  be  an  acceptance  on  the  part  of  the  pub- 
lic; and  to  establish  such  acceptance  by  use,  that  must  be  clearly 
proved. (7) 

38.  A  statute  of  Rhode  Island  provided,  (R.  I.  L.  289,)  that,  where  a 

(1)  Stacey  v.  Miller,  14  Mis.  478.  )  Roberts  v.  Carr,  1  Campb.  262,  n. 


(2)  State  V.  Strong,  25  Maine,  297. 

(3)  Bowers  v.  Suffolk,  &c.,  4  Cusli.  332. 

(4)  The  State  v.  Thomas,  4  Ilarring.  568. 

(5)  British  &c.   v.    Finuis,  6  C.  &  P.   460 ; 


(6)  Com.  V.  Newbury,  2  Pick.  51. 

(7)  Remington  v.  Millerd,  1  R.  I.  93;  Cur- 
tiss  V.  Iloyt,  19  Conn.  54;  The  State  v.  Car- 
ver, 6  Strobh.  217. 
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road  has  been  improved  twenty  years,  it  becomes  a  highway,  if  de- 
clared such  by  the  town  council ;  so  also,  that  a  deed  of  land  to  a  town 
for  ihis  purpose  constitutes  it  a  highway.  Under  this  statute,  the  fact, 
that  a  town  council  has  declared  a  way  to  be  an  open  highway,  and 
has  ordered  it  to  be  repaired  at  the  expense  of  the  town,  is  not  evidence 
of  an  acceptance  by  the  public,  because  the  town  council  are  not  to  be 
deemed  the  general  agents  of  the  public.  In  no  case  is  such  a  decla- 
ration by  a  town  council  of  any  binding  force,  unless  the  way  has  been 
actually  used  as  a  highway  for  twent}''  years.(l)(a) 

39.  But,  under  the  statute  in  question,  if  a  town  council  adjudge  a 
highway  over  certain  land  to  be  necessary  for  the  public  use,  and  there- 
upon proceed  to  appoint  a  committee  to  survey,  bound,  and  mark  out 
a  highway  over  said  land,  and  to  establish  it,  the  intent  of  the  owner 
of  the  land  to  dedicate  it  for  a  highway  would  have  been  met  by  an 
authorized  act.(2) 

40.  An  acceptance  of  a  highway  dedicated  to  the  public  may  be 
made  at  any  nine,  provided  the  gift  continues  and  the  tender  is  not 
withdrawn  by  the  owner  of  the  fee  before  an  actual  acceptance. (3) 

41.  It  is  not  essential  to  a  valid  acceptance  by  user,  that  the  entire 
width  of  the  way  dedicated  should  be  travelled.  The  fact,  that  there 
is  a  travelled  path  through  such  way,  shows  an  intention  of  the  public 
to  accept  the  whole  way.(4) 

42.  Where  acts  are  done  by  the  owners  of  land,  which  manifest  an 
intention  to  dedicate  it  as  a  highway,  acts  of  aj)propriating  money  or 
labor  to  the  making  or  repair  of  such  way,  by  the  town  or  city,  manifest 
an  intention  to  accept  the  dedication,  and  render  the  place  a  complete 
highway  .(5) 

43.  Where  a  particular  place,  claimed  to  be  a  public  highway,  had 
never  been  opened,  or  worked,  or  used  as  a  public  highway;  held, 
that  it  could  not  be  proved  a  highway  by  parol.(6) 

44.  With  regard  to  the  time  for  which  user  of  a  way  must  be  con- 
tinued in  order  to  constitute  an  implied  dedication,  the  general  doctrine 
has  been  already  stated.     (Sec.  22.) 

45.  Different  rules  seem  to  prevail  in  different  States.  In  Massachu- 
setts, user  of  a  way  for  six  years  by  the  public  is  not  sufficient  to  estab- 
lish an  easement  therein.  But,  if  a  way  be  known  and  used  as  a  high- 
way forty  years,  and  repaired  by  the  town  ;  it  is  a  highway .(7)    So,  the 


(1)  Ibid. 

(2)  Ibid. 

(3)  Simraoa.s  v.  Cornell,   1   Rhode  Island, 
519. 

(4)  Ibid. 

(5)  Wright  V.  Tukey,  3  Gush.  290. 


(6)  Harrington  v.  The  People,  6  Barb 
607. 

(7)  Hinkley  v.  Hastings,  2  Pick.  162  ;  Reed 
V  Northfield,  13  Pick.  94.  See  Hull  v.  Rich- 
mond, 2  W.  &  Min.  337. 


(a)  It  has  been  held  in  Indiana,  that  a  dedication  of  lands  to  public  use,  good  at  common 
law,  is  not  avoided  by  non-compliance  with  the  act  of  14th  January,  1824,  providing  a  mode 
in  which  lands  may  be  so  dedicated.     Sargeant's,  &c.  v.  State  Bank,  &c.,  4  McLean,  339. 

So  in  Kentucky,  where  no  order  of  the  connty  court,  establishing  a  road,  is  produced,  and 
when,  upon  diligent  search  in  the  clerk's  office,  none  can  bo  found,  it  will  be  presumed,  after 
thirty  years'  of  continued  use  of  the  road  as  a  public  highway,  that  it  was  established  by 
law.     Elliott  V.  Treadway,  10  B.  Mon.  22. 

So  in  Illinois,  the  public  may  have  an  interest  in  streets  and  alleys,  although  the  ground 
has  not  been  dedicated  in  the  manner  prescribed  by  statute.     Manly  v.  Gibson,  13  111.  308. 

A  dedication  of  ground  to  public  uses  may  be  made  in  other  ways,  than  by  making  and 
recording  a  town  plat.     lb. 
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erection  and  support  of  a  bridge  by  a  town,  and  the  use  of  it  by  the 
public  for  thirty-eight  years,  are  sufficient  proofs  of  its  existence  as  a 
highway. (l)(a) 

46.  In  Ehode  Island,  (as  has  been  stated,  sec  38,)  where  a  road  has 
been  improved  twenty  years,  it  becomes  a  highway,  if  declared  such  by 
the  own  council.  So  a  deed  of  land  to  a  town,  for  this  purpose,  consti- 
tutes it  a  hi   hway.(2) 

4. .  In  Pen  sylvania,  by  a  statute  of  1782,  it  is  provided  that,  where 
buildings  have  teen  so  erected  as  to  encroach  upon  the  streets,  no 
length  of  time  for  which  they  may  remain,  shall  prevent  their  being 
treated  as  nuisance.s.(3)  In  North  Carolina,  twenty  years'  use  estab- 
lishes a  highway  by  dedication. (4)     So  in  South  Carolina.(5) 

48.  The  question  has  been  made,  whether  there  may  be  a  partial 
dedication  of  a  highway  to  the  public — as,  for  instance,  for  foot-passen- 
gers, for  horses,  and  not  carts,  or  for  carts,  except  those  carrying  coal. 
In  one  case. (6)  it  was  held  that  there  can  be  no  partial  dedication, 
though  a  mere  footway  may  be  granted.  Where  the  owner  of  land 
allowed  a  public  use  of  the  land  for  several  years,  except  for  carrying 
coals ;  this  was  held  to  constitute  either  a  limited  dedication,  or  none 
at  all,  but  a  mere  revocable  license  ;  and  one  carrying  coals  over  the 
land,  after  notice,  was  adjudged  a  trespasser.(7)  This  case  favored  the 
principle  of  a  partial  dedication.  But  there  can  be  no  dedication,  re- 
serving a  right  to  make  cuts  for  drainage.(8)''Z') 

49.  In  Massachusetts,  the  doctrine  upon  tiie  subject  under  considera- 
tion, has  been  somewhat  variable.  It  has  not  been  doubted,  that  high- 
ways might  be  established  by  user  or  dedication,  as  well  as  a  legal  lay- 
ing out  by  public  authority. (9)  But  it  was  formerly  doubted,  whether 
a  town-way  could  be  established  otherwise  than  by  a  regular  laying- 
out,  according  to  the  statute.(lO)  It  was  said,  that  if  the  inhabitants  of 
a  town  acquire  a  right  of  way  by  user,  upon  the  presumption  of  a  grant, 
it  will  be  technically  Zi  private  way;  no  indictment  will  lie  for  its  ob- 
struction, or  against  the  town  for  a  neglect  to  repair ;  and  any  one  but 


(1)  Williams  v.  Cummingtoii,  18  Pick.  312. 

(2)  R.  I.  L.  289. 

(3)  Purd.  Dig.  886. 

(4)  Woolard  v.   McCullough,   1  Ired.  432. 

(5)  StHte  V.  Sartor,  2  Strobli.  GO. 

(6j  Roberts  v.  Carr,  Lethbridge  v.  Winter, 
1  Camp.  263,  ri. 


(7)  Marquis,  &c.  v.  Coyney,  7  Barn.  <fe  C. 
257. 

(8)  Rex  V.  Leake,  2  N.  &  M.  595 ;  Gowan 
V.  The  Philadelphia,  &c.,  Law  Hep.  July,  1843, 
p.  103;   Joaquim  v.  EMava,  9  Por.  527. 

(9)  Com.  V.  Low,  3  Pick.  412. 

(10)  Com.  V.  Newbury,  2  Pick.  67  ;  3,  412. 


(a)  On  the  trial  of  an  indictment  for  a  nuisance  in  a  road,  caused  by  digging  a  ditch  across 
it,  the  defendant  introduced  evidence  that,  at  a  remote  period,  a  similar  ditch,  useful  for  drain- 
ing certain  meadow  lands,  was  in,the  same  place,  and  Jiad  been  afterwards  filled  up ;  and  he 
contended,  tliat  the  nuisance,  with  which  he  was  charged,  was  the  mere  removal  of  a  pre- 
existing nuisance.  Held,  that  if  the  road  had  been  used  more  than  forty  years,  without  the 
incumbrance  of  the  ditch,  the  right  to  reopen  it  had  been  lost.    Com  v.  Belding,  13  Met.  10. 

(6)  Nor  can  a  aedicaii(jn  be  limited  to  a  particular  portion  of  the  public — as  to  the  inhab- 
itants of  a  certain  parish.  Pool«  v.  lluskiiison,  11  Mees.  &  W.  827;  Penny,  &c.  v.  Phila- 
delphia, 16  Fenii.  79.  There  may  be  a  special  dedication  of  part  of  an  owner's  ground,  to 
enhance  the  value  of  tlie  rest,  without  parting  with  the  control  of  it,  or  entitling  an  adjoin- 
ing owner  to  share  in  the  benefit,  by  using  the  part  dedicated  for  passing  to  his  door.  Hence, 
tlie  lormer  may  obstruct  the  door-way,  by  a  wall  before  the  door.  Gowan  v.  Philadelphia, 
&c.,  5  Watts  &  S.  141.  One  may  release  what  land  shall  be  wanted  for  a  railroad,  provided 
it  does  not  interfere  with  certain  buildings,  and  thus  make  a  qualified  dedication.  Rathbone 
T.  Tioga,  &c,  2  W.  k  ^.  74.  Wliere  a  bridge  was  built  as  a  carriage-way,  exclusively  for 
the  use  of  particular  tenants ;  it  was  still  held  to  be  dedicated  to  the  public,  if^  from  the  acta 
of  the  owners,  the  public  so  supposed.     Grand,  &c.  v.  Hall,  1  Mann.  4  G.  392. 
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an  inhabitant,  passing  over  it,  will  be  a  trespasser.  If  such  way  is 
used  exclusively  by  the  inhabitants  of  the  town,  the  user  establishes  it 
as  a  private  way  ;  if  in  common  with  those  of  other  towns,  it  is  a  pub- 
lic highway. (1)  Late  cases(2)  have  decided,  that  a  town-way  may  be 
established  by  dedication  and  public  assent,  or  by  prescription  and  the 
presumption  arising  from  use  and  enjoyment.  So,  that  the  proper  lay- 
ing out  of  a  town-way,  in  distinction  from  a  public  highway,  may  be 
presumed  by  a  jury  from  long  user  and  occasional  repairs,  with  other 
circumstances  tending  to  show  that  the  way  was  originally  laid  out 
as  such  way. (3)  But  a  statute  (1846,  p.  389)  now  provides,  that  no 
town  or  city  shall  be  chargeable  with  any  way  not  regularly  laid  out, 
nor  already  become  a  public  way  ;  nor  be  liable  for  damage  caused  by 
any  defect,  if  such  way  be  closed  up,  or  notice  given  of  its  being  dan- 
gerous. And  it  seems,  no  public  way  can  now  be  established  by  dedi- 
cation merely,  and  without  the  assent,  express  or  iraphed,  of  the  city 
or  town,  which  will  be  bound  by  laAV  to  keep  the  same  in  repair.(4) 

50.  Where  a  town  has  suffered  its  land  to  lie  open  for  the  general 
convenience,  an  inhabitant  cannot  claim  a  prescriptive  right  of  way 
over  the  land  ;  because  his  user  has  been  by  favor  and  indulgence,  and 
not  adverse.  And,  it  is  said,  in  Massachusetts,  the  passing  over  a  train- 
ing field  or  open  common  is  no  uncommon  usage,  and,  however  long  it 
may  continue,  will  not  convert  a  field  or  common  into  a  public  high- 
way.(a)  Hence,  where,  by  an  ancient  vote  of  the  town,  all  the  common 
lands,  including  the  land  in  question,  were  to  remain  unfenced  for 
highivays,  a  ti-aining  field,  and  other  specified  purposes  ;  and  witnesses 
testified  that  the  land  in  question  was  common  land ;  it  was  held  that  a 
defendant  could  not  justify  passing  over  the  land  as  a  highway,  in  a 
suit  brought  by  one  who  claimed  it  under  a  parish  of  the  town,  by  vir- 
tue of  an  enclosure  subsequent  to  the  original  vote.(5) 

51.  With  regard  to  the  ahandonment  of  a  highway,  once  established, 
or  the  revocation  of  a  dedication  once  made,  the  following  cases  are  in 
point: 

52.  A  party,  indicted  for  obstructing  a  road,  gave  evidence,  that 
when  he  obstructed  it,  he  opened  a  new  and  convenient  way  on  his 
own  land,  which  was  used  for  seven  or  eight  years,  and  until  a  bridge, 
which  he  built  in  the  new  way,  was  carried  off  by  a  flood.  Held,  such 
evidence  did  not  show  an  abandonment  of  the  old  road,  nor  furnish 
any  defence  to  the  indicttnent.(6) 

53.  It  has  recently  been  decided,  that  a  dedication  of  land  to  a  pub- 
lic street,  accepted  and  acted  upon  by  the  public  since  1806,  cannot  be 
revoked,  so  long  as  it  remains  in  public  use  as  a  street.(7) 


(1)  Com.  V.  Low,  3  Pick.  408. 

(2)  Hobbs  V.  Lowell,  19  Pick.  405  ;  Sted- 
nian  v.  Southbridge,  17  Pick.  162  ;  Valentine 
V.  Boston,  22,  75. 

(3)  Commonwealth  v.  Belding,  13  Met. 
10. 


(4)  Bowers  v.  Suffolk,  &c.,  4  Cusb.  332. 

(5)  Inhabitants,  &c.  v.  Beach,  2  Pick.  60 ; 
Emerson  i'.  Wilej%  7  Pick.  68. 

(6)  Com.  V.  Belding,  13  Met.  10. 

(7)  Adams  v.  Saratoga,  &c.,  11  Barb.  414. 


(a)  The  distinction  between  commons  and  highways,  as  the  subjects  of  ancient  statutes  in 
Massachusetts,  is  noticed  in  Stackpole  v.  Healy,  16  Mass.  35-6.  The  earliest  provisions, 
relating  to  commons,  did  not  extend  to  ways ;  but  common  lands,  being  frequently  open 
though"  it  would  seem,  generally  both  enclosed  and  cultivated,  came  at  length  to  be  regarded 
as  x\°iy's  and  coupled  with  them  in  statutory  provisions.  The  grant  of  a  common,  unlike 
that  of  a  way,  is  said  to  pass  the  soil.  Wellington,  Ac,  16  Pick.  99.  (See  Cedling  y. 
Johnson,  9  B.  &  C.  933. 
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54.  In  1690,  Vine  street,  from  Front  street  to  the  River  Delaware,  in 
the  city  of  Philadelphia,  having  been  dedicated  to  public  use,  as  a  street 
of  the  increased  width  of  one  hundred  feet,  or  more,  by  the  act  of  the 
commissioners  of  property  ;  the  right  of  adjacent  lot  holders,  as  well  as 
the  public,  to  the  street  so  enlarged,  is  a  vested  right  of  which  they  can- 
not be  divested  by  any  subsequent  act  of  the  proprietary.(l) 

55.  Chancellor  Kent  makes  some  interesting  observations  upon  the 
question,  whether  the  public  have  a  right  of  way  along  the  banks  of 
navigable  rivers,  more  particularly  for  the  purpose  of  toiowg.  By  the 
civil  law  this  right  exists,  in  connection  with  the  common  right  of 
navigation  in  the  rivers  themselves ;  and  the  early  authorities  in  the 
English  law  adopt  the  same  doctrine.  Sir  Matthew  Hale,  however, 
annexes  the  qualification,  that  a  reasonable  compensation  be  paid  to 
the  owner.  And,  in  a  modern  decision,  it  is  solemnly  adjudged,  that 
the  right  in  question  does  not  exist.(2)(a) 

(1)  Penny,  &C.V.  Philadelphia,  4  Harris,  79. 1  R.  253;  Rex.  v.   Tippett,   3  B.  &  A.  193; 

(2)  3  Kent.  425-6;  1  Ld.  Ray.  725;  Harg.    Hanson  v.  City,  &c.,  18  Louis,  295. 
Law.  Tracts,  85-6-7  ;  Ball  v.  Herbert,  3  T.  I 


(a)  So,  in  New  York  it  is  held,  that  the  banks  of  rivers  cannot  be  used  as  landing-places 
and  deposits  of  property  in  transitu,  even  though  thus  improved  for  twenty  years,  with  the 
knowledge  of  the  owner.  Pearsall  v.  Post,  20  Wend.  Ill  ;  22,  425.  But  in  Missouri,  they 
may  be  leased,  transiently  and  under  restrictions,  by  navigators  and  fishermen,  for  landing 
and  repairing  their  vessels,  and  exposing  their  sails  and  merchandize.  O'Fallon  v.  Daggett, 
4  Misso.  343. 

With  regard  to  the  obstruction  of  highways,  the  general  rule  is,  that  being  a  public  nuisance, 
it  can  be  judicially  noticed  only  by  indictment.  It  is  otherwise,  however,  where  an  indi- 
vidual sustains  special  damage.  Thus,  A  erected  a  warehouse,  projecting  several  feet  into 
the  street,  and  beyond  B's  warehouse,  standing  near  on  the  line  of  the  street,  whereby  the 
latter  was  obstructed  from  the  view  of  passengers,  the  travel  diverted  from  it,  it  became  less 
desirable  as  a  place  of  business,  and  the  rent  was  reduced.  Held,  B  might  maintain  an  ac- 
tion against  A.     Brooks  v.  Boston,  19  Pick.  174. 

In  Pennsylvania,  by  a  statute  of  1782,  it  is  provided  that,  where  buildings  have  been  so 
erected  as  to  encroach  upon  the  streets,  no  length  of  time  for  which  they  may  remain  shall 
prevent  their  being  treated  as  nuisances.  Purd.  Dig.  886.  In  Connecticut,  fifteen  years' 
possession  of  a  prescriptive  highway,  by  an  individual,  has  been  held  to  bar  the  right  of  a 
town.  Canday  v.  Lambert,  2  Root,  173;  Litchfield  v.  Wilmot,  Dut.  72.  See  Russell  v. 
Stocking,  8  Conn.  236.  Ingrahara  v.  Hutchinson,  2,  584;  Watrous  v.  Southworth,  5,  305; 
Beardslee  v.  French,  7,  125. 

In  Rhode  Island,  where  a  portion  of  a  highway,  traveled  by  the  public,  was  enclosed  and 
occupied  as  private  property  more  than  20  years;  held,  the  statute  of  limitations  did  not 
run  against  the  State,  the  enclosure  having  commenced  as  a  public  nuisance,  for  which  there 
can  be  no  prescription.     Simmons  v.  Cornell,  1  R.  I.  519. 

But  in  Vermont,  if  land  within  the  surveyed  limits  of  a  highway  be  enclosed  by  an  indi- 
vidual, and  occupied  by  him  constantly  for  more  than  twenty  years,  under  a  claim  of  right, 
he  will  acquire  a  prescriptive  right  as  against  the  public,  and  can  maintain  trespass  against 
the  selectmen  who  remove  his  tence  to  the  original  line  of  the  highway.  Knight  v.  Heaton, 
22  Verm.  480. 

In  Massachusetts,  individuals  acquire  no  right  of  possession  adverse  to  the  owner  of 
the  soil,  by  long  use  of  that  part  of  a  public  road  not  occupied  as  a  traveled  path.  Parker 
T.  Framingham,  8  Met.  260.  So,  the  erection  of  a  pound  by  a  town,  upon  the  highway, 
is  an  encroachment  upon,  but  does  not  destroy,  the  easement.  Sprague  v.  Waite,  17 
Pick.  309. 
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FRANCHISES.— FERRIES. 


1.  Franchise — definition. 

2.  Ferry,  wliat  it  is,  and  how  estabhshed. 

4.  How  affected  by  the  title  to  tlie  waters. 

5.  Privilege  of  a  ferry;  its  nature  and  ex- 

tent ;  doctrine  in  different  States. 


20.  Question  of  public  eonvenience,  &r\ 

21.  Ownershipofthe  land  adjoining  a  ferry; 
landing-places,  &c. 

24.  Statutory  provisions. 


1.  A  franchise^  in  England,  is  a  royal  privilege  or  branch  of  the  king's 
prerogative,  subsisting  in  a  subject  by  a  grant  from  the  crown. (1)  A 
more  appropriate  American  definition  i.?,  that  franchises  are  certain  pri- 
vileges conferred  by  grant  from  government,  and  vested  m  indi- 
viduals.(2) 

2.  At  common  law  a  ferry  is  deemed  a  franchise,  which  cannot  be 
set  up  without  the  king's  license.(a)  In  Massachusetts,  (and  most  if  not 
all  the  other  States,)  it  is  regulated  by  statute.  It  is  said,  though  a 
ferry  be  in  its  nature  part  of  a  highway,  yet  it  is  in  many  respects  dis- 
ting'uishable ;  and,  from  the  earliest  times  of  the  colonial  government, 
the  mode  of  establishing  ferries,  and  that  of  laying  out  highways,  have 
been  kept  distinct.  No  statute,  in  Massachusetts,  regulating  the  licens- 
ing of  ferries,  requires  a  jury,  nor  can  it  be  necessary,  for  no  property- 
is  taken.  If  a  highway  is  required  as  incident  to  the  ferry,  another  trf- 
bunal  is  provided  for  laying  it  out.  The  ttrmini  of  a  ferry  are  at  the 
water's  edge;  and  if  one  ferry  interferes  with  the  rights  of  others,  the 
common  law  furnishes  a  remedy. (3X&) 

3.  So,  in  Maine,  it  is  said,  the  right  to  keep  a  ferry,  is,  in  England,  an 
incorporeal  hereditament,  being  a  franchise  granted  by  the  crown,  or 
depending  upon  prescription.  The  party  entitled  to  the  franchise  has 
imposed  upon  him  by  law  certain  duties,  incurs  certain  liabilities,  and 
has  a  remedy  against  anyone  who,  without  right,  interferes  with  his 
profits,  or  disturbs  him  in  the  enjoyment  of  his  property.  Femes  re- 
ceived the  attention  of  the  colonial  government  of  Massachusetts  soon 
after  its  first  settlement.  As  early  as  1641,  (Col.  k  Prov.  L.  110,)  which 
was  only  thirteen  years  after  the  date  of  the  first  charter,  an  act  passed 
relating  to  ferries ;  but  how  granted,  for  what  periods,  or  by  what  ten- 
ure, does  not  appear.  They  were  probably  set  up  and  licensed  from 
time  to  time,  as  the  public  convenience  required,  by  the  towns  or  other 
colonial  authorities.  By  the  Provincial  Statute  of  7th  Wm.  Ill,  it  was 
provided  that  no  person  should  thereafterwards  attempt  to  keep  a  ferry, 

(1)  2  Black.  Com.  37.  I      (3)  Fay,  &c.,  15  Pick.  249-51  ;  7  Pick  447  ; 

(2)  3  Kent  458      See  Thompson  v.  People,    Churchman  ?;.  Tunslal,  Hardres,  163;  Stark 
23  Wend.  537.  1  v.  MoGowen,  1  N.  &  M'Cord,  387,  397,  n. 


(a)  Ferries  are  said  to  be  jiuUici  juris,  and  not  to  appertain  to  the  riparian  owners,  isor 
is  this  principle  varied  by  those  statutory  provisions,  hereafter  to  be  noticed,  which  confer 
upon  such  owners  a  prior  privilege  in  the  establishment  of  ferries  opposite  their  own  lands. 
Mills  V.  County,  &c.,  3  Scam.  53.  A  ferry  right  is  an  incorporeal  hereditament,  which  grows 
out  of  the  soil,  and  may  be  granted,  like  an  advowson.  It  is  also  assignable.  The  grantee 
is  entitled  to  use  the  soil  only  tor  ferry  purposes.     lb.     See  Pirn  v.  Curell.  6  Mees.  &  W.  234. 

{h)  As  to  fixing  the  termini  of  a  terry  in  a  license  therefor,  see  15  Pick.  254. 


40  FRANCHISES.     FERRIES.  [CHAP.  LXIII. 

SO  as  to  demand  or  receive  pay,  unless  upon  license  from  the  Court  of 
Quarter  Sessions  for  the  county  where  such  ferry  is,  except  such  ferries 
as  were  then  already  stated  as  settled.  This  act  was  revised  in  1797  in 
Massachusetts,  and  in  1821  in  Maine,  with  the  same  inhibition  and  ex- 
ception. All  ferries,  therefore,  in  these  States,  depend  upon  the  gener- 
al law,  except  such  as  were  stated  and  settled  as  early  as  1695,  either 
by  the  court  or  the  towns  to  whom  they  appertained.(l) 

4.  It  is  remarked  by  the  court  in  Massachusetts,  that  the  right  to  a 
ferry  does  not  depend  on  a  right  to,  or  property  in,  the  waters  over 
which  it  passes.  The  two  things  may  be  wholly  distinct.  A_  ferry  is 
a  franchise,  consisting  in  the  right  to  transport  persons  and  carriages  for 
hire  ;  and  whatever  may  be  the  theoretic  view  of  the  law  as  to  the 
property  of  public  waters,  it  is  very  clear  that  they  are  held  for  the  use 
of  the  public  for  all  useful  purposes.  A  ferry  confers  certain  privileges, 
and  imposes  certain  duties;  not  affecting  the  right  of  navigation,  but 
presupposing  its  existence.  They  further  remark,  that  a  statute  rela- 
ting to  the  licensing  of  ferries,  which  is  general  in  its  terms,  applies  to 
navigable  waters,  because  the  public  convenience  so  requires.  A  ferry 
does  not,  like  a  bridge,  obstruct  navigation. (2) 

5.  Ancient  authorities  thus  state  the  law  in  regard  to  the  privilege 
of  a  ferry.  If  I  have  an  ancient  ferry  in  a  ville,  and  another  sets 
up  another  ferry  upon  the  same  river,  near  to  my  ferry,  so  that  the 
profits  of  my  ferry  are  impaired,  I  shall  have  an  action  of  the  case 
against  him;  for  you  are  bound  to  sustain  the  ferry  and  serve  and 
repair  it  for  the  use  of  the  people,  under  penalty  of  grievous  amerce- 
ment.(8)(a)  Blackstone  says,  if  a  ferry  is  erected  on  a  river,  so  near 
to  another  ancient  ferry  as  to  draw  away  its  custom,  it  is  a  nuisance 
to  the  owner  of  the  old  one.(4)  Judge  Putnam  holds  it  to  be  clear 
upon  the  authorities,  that  the  franchise  of  a  ferry  is  not  confined  to 
the  ferry-ways,  but  is  so  far  an  exclusive  right  as  to  prevent  near  and 
injurious  competition. (5)(i) 

6.  In  England,  when  a  ferry  is  erected  by  license  from  the  crown, 
another  cannot  be  erected  without  a  writ  ad  quod  damnum ;  and  if  a 
second  grant  be  made  without  this  clause,  to  the  damage  of  the  king 
or  of  the  subject,  it  shall  be  avoided.(6)  It  is  said,  that,  in  this 
country,  where  the  writ  ad  quod  damnum  is  unknown,  constitutional 
provisions  and  the  common  law  afford  an  equivalent  protection  to 
individual  property .(7)(c) 


(1)  Day  V.  Stetson,  8  Grcenl.  367-8. 

(2)  Fay.  &c.,   15  Pick.  2&3. 

(?,)  22  lien.  YT,  14,  pi.  23;  16  Vin.  30: 
Nuisance,  H.  pi.  25;  2  Rolle's  Abr.  140; 
Nuisance,  pi.  4. 

(4)  3  Bl.  Com.  218. 


(5)  Cliarles  River,  &c.,  7  Pick.  485. 

(6)  Blisselt  V.  Hart,  "Willes,  512;   16  Vez. 
20  ;  Nuisance,  G.  pi.  2. 

(7)  Per  Putnam,  J.,  7  Pick.  482  ;   Compton 
V.  Susquehanna,  &c.,  3  Bland,  389. 

(a)  The  owner  of  land,  with  the  franchise  of  a  ferry  annexed,  lea.sed  it.  Held,  that  he 
was  not  responsible  for  damage  sustained  from  the  mismanagement  of  the  ferry,  by  the 
leseee.     Biggs  v.  Ferrell.  12  Ired.  1. 

{h)  Chancellor  Kent  expres.ses  it,  "all  contiguous  and  injurious  competition."  Ogden  v. 
Gibbons,  4  John.  Clia.  101.  See  ch.  64,  sec.  23.  If  there  be  tenants  in  common  of  a  ferry, 
one  of  such  tenants  cannot  establish  a  rival  ferry.     Norwood  v.  Norwood,  2  Bland,  476. 

One  licensed  to  keep  a  ferry  cannot  seize  boats  run  at  or  near  it,  unless  he  has  estab- 
lished the  ferry,  put  it  in  operation,  and  done  every  act  required  by  law.  Lombard  v. 
Cheever,  3  Gilm.  469. 

(c)  Tlie  n.ssessment  of  damages  may  Icgiilly  be  made  after,  as  well  as  before,  the  taking  of 
the  property,  unless  there  bo  unreasonalule  delay  or  fraud,  or  such  a  change  in  the  thing 
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7.  In  consequence  of  the  public  liabilities  imposed  upon  the  keeper 
of  a  ferr3^,  it  becomes  property^  an  incorporeal  hereditament^  and  is  pro- 
tected by  the  law.(l) 

8.  The  grant  of  a  ferry  confers  on  the  grantees  an  exclusive  right, 
but  the  extent  of  the  right  must  depend  upon  the  terms  of  the  grant. 
The  grant  of  an  exclusive  right  to  take  toll  at  a  ferr}^,  is  not  a 
monopoly.(2) 

9.  The  ownership  of  a  ferry  gives  no  right  to  build  a  bridge.(3) 

10.  In  Massachusetts,  Parker,  Ch.  J.,  was  of  opinion,  that  a  new 
ferry,  set  up  by  license  from  the  State,  is  not  necessarily  a  nuisance, 
because  it  lessens  the  tolls  of  the  ancient  one.  It  must,  in  a  positive 
sense,  be  near^  or  within  the  range  of  the  exclusive  right  of  the  old 
one.  The  contrary  doctrine,  though  sometimes  held,  he  thinks  could 
never  have  been  received  in  this  country.  Ferries  were  first  estab- 
lished to  accommodate  the  inhabitants,  who  were  generally  settled  on 
the  shores  of  bays  or  creeks,  or  on  the  banks  of  rivers.  They  were 
connected  with  roads  leading  to  some  market  town,  and  settlers  in 
the  interior  were  obliged  often  to  go  by  circuitous  routes  in  order  to 
cross  a  river  or  other  water  obstruction  by  a  ferry.  As  the  popula- 
tion increased  in  the  country,  new  and  more  direct  routes  would  be 
explored  to  the  seaports,  and  they  would  come  to  the  river  several 
miles  above  or  below  the  ferry.  Public  convenience  would  require 
a  new  ferry  or  bridge,  which,  however,  must  materially  diminish  the 
profits  of  the  old  ferry.  But  Judge  Parker  was  of  opinion  that  no 
compensation  could  be  required. (4) 

11.  The  nature  and  extent  of  the  privilege  involved  in  a  ferry,  in 
common  with  other  similar  franchises,  is  thus  stated  by  Chancellor 
Kent.  The  grant  of  a  franchise  is  a  contract  between  the  government 
and  the  grantee,  which  creates  mutual  rights  and  obligations  between 
them.  In  this  country,  the  most  usual  form  of  a  franchise  is  in  the 
chartering  of  bridge,  ferry,  turnpike  and  railroad  corporations,  with 
the  right  of  taking  tolls.  By  accepting  a  charter,  the  corporation 
assents  to  its  terms  and  conditions,  and  becomes  bound  to  furnish,  at 
all  times,  the  requisite  facilities  for  passage  and  transportation.  Hence 
it  is  liable  to  an  action,  by  any  individual  who  applies  for  such  accom- 
modation, and  is,  without  reason,  refused.  On  the  other  hand,  the 
government  incurs  the  obligation  of  giving  to  such  grantee  an  exclu- 
sive privilege  with  reference  to  the  purposes  of  the  charter,  and  not  to 
make  any  subsequent  grant  which  will  either  directly  or  ii^irectly  in- 
terfere with  the  prior  one.  In  case  of  a  road,  the  limits,  within  which 
the  grant  is  to  confer  an  exclusive  right,  are  sometimes  defined  :  but 
without  such  designation,  an  extent  of  privilege  is  implied,  which  will 
prevent  the  destroying  or  materially  impairing  of  the  franchise  by 
another  grant.  Hence  the  establishment  of  a  new  and  rival  road  is  a 
nuisance,  to  be  prevented  by  injunction,  or  recompensed  by  an  action 


(1)  2  Dane,  683. 

(2)  7  Pick.  448. 

(3)  Pain  v.  Patrick,  3  Mod.  294 ;   7  Pick. 


453.     See  Piscataqua,  ka.  v.  N.  H.,  &c.,  7  N. 
H.  60 ;  Infra,  sec.  33. 

(4)  7  Pick,  515,  516,  519. 


taken,  as  to  prevent  a  jury  from  rightly  estimating  its  value.  3  Bland,  389.  See  Pressly, 
lb.  390.  The  principle  of  ad  quod  damnum  is  to  be  construed  strictly,  but  fairly.  Bellona, 
lb.  448.     See  11  Gill  &  J.  398. 
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for  damages.(l)  In  a  late  case,  it  is  held,  that  ferry  franchises  are 
partly  of  a  public  and  partly  of  a  private  nature.  So  far  as  they  are 
puhlici  juris,  the  legislature  may  legislate  touching  them,  as  to  punish 
neglect  or  misconduct  in  conducting  them,  and  secure  passengers  from 
danger,  imposition,  &e.,  but  cannot  take  away  the  ferry  itself,  nor  the 
legitimate  rents  and  profits.  Yet  the  franchise  may  "be  forfeited  by 
non-user,  or  mis-user,  judicially  ascertained,  or  the  government  may,  in 
the  exercise  of  its  right  of  eminent  domain,  resume  it,  upon  making 
full  compensation.(2)(a) 

12.  The  plaintiff  proved  an  exclusive,  prescriptive  right  to  the 
transportation  of  persons  across  the  Humber,  between  Hull  and  Bar- 
ton. The  question  was,  whether  a  transportation  from  one  of  those 
towns  obliquely  across  the  river  to  another  town,  two  miles  lower 
down,  was  a  violation  of  the  plaintiff's  exclusive  right.  Held,  a  trans- 
portation across  the  river,  from  one  of  those  towns  to  any  point  above 
or  below  the  other,  unless  done  to  avoid  the  plaintiff's  ferry  and  in 
fraud  of  his  right,  was  no  violation  of  his  franchise.(8) 

13.  The  plaintiff  claimed  to  be  seized  in  fee  of  a  ferry  between 
Haverhill  and  Bradford,  the  value  of  which  was  destroyed  by  the 
erection  of  a  bridge  by  the  defendant.  In  1652,  the  town  of  Haver- 
hill Toted,  that  A  and  his  heirs  should  keep  the  ferry  on  certain  terms, 
and  for  a  limited  ferriage.  The  plaintiff  traced  his  title  to  one  B,  by 
deeds,  for  eighty  years.  B  was  proved  to  have  been  in  possession  of 
the  ferrv.  Keferees,  to  whom  the  case  was  submitted,  made  an  award 
for  the  plaintiff,  which  was  accepted  by  the  court.(4) 

14.  From  the  preceding  case,  Mr.  Dane  infers,  that  some  ferries  in 
Massachusetts  are  private  property,  owned  in  fee,  and  not  appendant 
to  land.  But  in  Maine,  it  is  said,  none  such  exist.  A  ferry  is  not  of 
this  description,  which  is  traced  back  only  to  the  year  1762;  since  and 
before  which  period  ferries  have  been  established  only  by  license  from 
the  sessions.  It  does  not  appear,  that  the  right  to  keep  a  ferry  and 
demand  toll,  either  in  England  or  Maine,  lias  ever  been  incident  or 
appendant  to  any  estate  in  land.  The  court  may,  if  they  please, 
license  adjoining  land  owners,  or  the  heirs  of  the  original  proprietors. 
But  this  does  not  change  the  tenure.(5) 

15.  By  the  court  in  Maine,  the  privilege  arising  from  a  ferry  has 
been  viewed  as  follows : 

16.  In  England,  the  king  has  jurisdiction  over  tide  and  other  navi- 
gable watci^,  to  which  private  interests  are  subordinate.  To  this  juris- 
diction the   state  governments    have  succeeded.     It   is   exercised   in 

(1)  3  Kent,  457,  459;  Beekman  v.  Sara-;     (2)  Benaon  v.  The  Mayor,   &c.,  10  Barb. 
toga.'Ac,  3  Paifre,  45  ;  Yard  v.  Ford,  2  Saun.  \  223. 
172  ;  Tripp  v.  Frank,  4  T.  R.  666  ;  Keel)le  v.  \      (3)  Tripp  v.  Frank,  4  T.  R.  666.     But  see 


Hickcrin^'all,  Ilcilt,  20 ;  Newburgli,  &c.  v. 
Miller,  6  John.  Cha.  Ill  ;  Ogden  v.  Gibbons, 
4,  160;  Dartmouth,  &e.  v.  Woodward,  4 
Wheat.  518.     See  ch.  64. 


Huzzey  v.  Field,  2  Cromp.  Mees.  &  R.  432. 

(4)  Chadwick  v.  Proprietors,  Ac,   2  Dane, 
686* 

(5)  8  Greeiil.  368-9. 


♦  It  is  slated,  in  support  of  tlie  high  authority  of  this  case,  that  the  declaration  was 
drawn  by  Parsons  ;  that  Mr.  Dane  was  chairman  of  the  referees  ;  and  that  all  the  judges, 
Dana,  Ch.  J.,  Paine,  Bradliury,  Cushing  and  Dawes,  were  present  when  the  award  was  ac- 
cepted.    Per  Putnam.  J.,  7  Pick.  483-4. 

(a)  Grant  to  one,  his  heirs  and  assigns,  of  the  right  to  establish  a  ferry  on  the  Mississippi 
river,  near  a  certain  town,  and  run  it  "  from  lands  at  the  said  place  that  may  belong  to  hiin." 
Held,  the  latter  clause  was  limited  to  lands  owned  by  him  at  the  time  of  the  grant  Mills 
V.  County,  &c.,  2  Gilm.  197. 
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authorizing  the  erection  of  bridges,  and  is  subject  to  no  restriction  ex- 
cept what  arises  from  prior  grants.  These,  being  once  vested  in  corpo- 
rations or  individuals,  cannot  be  resumed  by  the  legislature,  except  in 
pursuance  of  a  power  reserved  at  the  time  of  the  grant.  A  grant  is  an 
executed  contract^  within  the  terms  of  the  Federal  Constitution.  Bat  a 
license  to  an  individual  to  receive  a  compensation  for  certain  services, 
(for  no  definite  period,)  is  supposed  to  be  of  itself  a  fair  equivalent  for 
the  services,  and  vests  no  right  beyond  the  control  of  the  government. 
The  prohibition  imposed  upon  all  other  persons  does  not  attach  to  him  ; 
and,  that  he  may  not  abuse  his  immunity,  he  is  restrained  from  taking 
more  than  a  certain  compensation.  The  right  to  the  ferry,  the  fran- 
chise in  perpetuity  or  for  an  indefinite  period,  like  a  grant  of  this 
nature  from  the  crown,  which  is  a  species  of  private  property  often- 
times of  great  value,  the  public  do  not  part  with.  The  license  is  in  the 
nature  of  an  appointment  to  office^  with  a  right  to  fees,  but  held  at  the 
pleasure  of  the  appointer.  Upon  the  same  principle,  the  sessions  may 
license  any  number  of  ferries,  according  to  the  public  convenience,  -ka. 
So,  the  legislature  may  grant  a  bridge,  and,  as  is  generally  the  case  in 
Massachusetts  and  Maine,  omit  to  provide  compensation  for  the  ferry 
which  is  injured.  Such  compensation  might  be  requisite,  where  a  ferry 
is  private  property  owned  in  fee.  And  there  may  be  cases,  where  com- 
pensation to  a  licensed  ferryman  would  be  equitable  ;  and,  if  the  facts 
were  seen  and  understood,  would  probably  always  be  enjoined  by  the 
legislature.  But  it  would  be  a  condition  imposed  not  upon^  but  hy 
them  ;  not  arising  from  a  limitation  of  their  power,  but  depending  upon 
the  exercise  of  their  discretion. (1) 

17.  In  1762,  the  sessions  in  Maine  granted  a  license  to  A  to  keep  a  ferry 
at  his  landing  in  Woolwich.  He  owned  and  occupied  a  large  farm 
above  and  below  the  ferry.  In  1769,  his  sou,  owning  the  same  farm, 
was  also  licensed.  A  few  years  afterwards,  the  farm  was  sold  to  B, 
whose  tenants  kept  the  ferry  without  license  till  1788,  when  he  sold 
the  farm  to  C  and  D.  The  same  year  0  was  licensed.  The  plaintiffs 
derived  title  to  the  ferry-house,  landing  and  adjacent  grounds  from  C 
and  D.  Licenses  were  granted  to  them  and  their  grantors  in  1805-12— 
22-26.  There  were  no  other  licenses,  and  no  ferry  was  ever  claimed  but 
by  the  owners  of  the  ferry-house.  From  1788  the  ferry  was  known  as 
Day's  ferry,  (the  name  of  the  plaintiffs.)  The  legislature  having  au- 
thorized a  horse-ferry  across  the  same  stream,  (the  tide  waters  of  the  Ken- 
nebec,) and  an  appropriation  of  lands  and  grounds,  paying  damages  ; 
held,  the  grant  was  valid,  and  the  plaintiffs  had  no  claim  for  damages.(2) 

17  a.  In  other  States,  the  strict  common  law  rule,  as  to  the  exclusive 
privilege  of  a  ferry,  seems  to  have  been  still  further  modified  and  re- 
stricted. 

17  b.  Thus,  in  Connecticut,  the  legislature  granted  to  a  town  the 
franchise  in  a  ferry  across  a  large  navigable  river,  and  from  time  to  time 
regulated  the  tolls.  The  town  being  divided,  the  privilege  was  transferred 
to  the  new  town  by  its  charter,  to  hold  during  the  pleasure  of  the  legis- 
lature. A  subsequent  act  established  a  bridge  over  the  river,  and  dis- 
continued the  ferry.     Held,  the  act  was  constitutional. (3) 

17  c.  So,  in  Illinois,  a  legislative  grant  of  a  ferry  franchise,  unless 

(1)  8  Greenl.  369-70  |      (3)  East  Hartford,  &c.  v.  Hartford,  Ac,  It 

(2)  Day  v.  Stetsoa,  8  Greenl.  365.  |  Conn.  79;  10  How.  511. 
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restricted  by  some  general  law  or  some  provision  of  the  grant  itself,  is 
necessarily  exclusive,  so  far  as  it  extends.  The  legislature,  in  grant- 
ing a  ferry,  may  legally  divest  itself  of  the  right  of  eminent  domain,  by 
restrictino-  the  future  exercise  of  its  powers  in  relation  to  such  ferry,  or 
in  other  words,  make  a  contract  which  it  cannot  constitutionally  im- 
pair. But  it  is  always  subject  to  an  implied  reservation,  that,  when- 
ever the  public  good  or  exigency  requires,  it  may  be  resumed  for  an 
adequate  compensation. (1) 

17  d.  So,  in  Georgia,  it  is  held,  that  the  ancient  doctrine  of  the  common 
law,  that  the  franchise  of  ferry,  although  not  declared  to  be  exclusive, 
is  necessarily  implied  to  be  so  b}^  the  grant,  is  inapplicable  to  both  the 
local  situation  and  political  institutions  of  this  country  ;  having  had  its 
origin  in  the  feudal  system,  and  undergone  great  modifications,  if  it 
has  not  been  entirolj'  abandoned,  even  in  England. (2) 

17  e.  So,  in  Illinois,  a  license  to  keep  a  ferry  between  certain  points, 
extending  three  miles  on  the  Mississippi  river,  is  not  exclusive  to  that 
extent,  but  authorizes  the  establishment  of  the  ferry  from  any  point 
within  the  three  miles,  and,  when  established,  other  ferries  may  be 
licensed  within  the  same  limits,  so  that  they  do  not  interfere  with  the 
ferry-ways  of  the  ferry  first  established.  The  ferry-ways  of  the  ferry, 
when  located,  extend  only  so  far  as  may  be  necessary  for  a  convenient; 
landing ;  and,  though  the  owner  may  have  the  right,  as  exigencies  re- 
quire, to  change  his  ferry  landing  after  he  has  once  established  it,  yet 
he  has  no  such  exclusive  right  of  ferriage  within  the  prescribed  limits, 
as  would  prevent  the  licensing  of  another  ferry  within  these  limits.(8) 

17/  But,  in  New  York,  it  is  held,  that  the  ''  Fulton  Ferry,"  is  vested 
in  the  corporation  of  the  cit}'  of  New  York,  as  property,  by  an  indefea- 
sible title  (4) 

17  q.  The  citv  having  established  ferries  under  its  charters,  which 
were  run  by  lessees  holding  on  short  leases;  they  are,  m  judgment  or 
law,  set  up,  established,  kept,  and  maintained  by  the  corporation,  within 
the  true  intent  and  meaning  of  the  charters.("') 

17  h.  The  Cornbury  charter  of  1708  gave  to  the  mayor,  aldermen, 
and  commonalty  of  New  York,  the  right  to  establish  ferries  between  the 
city  and  Long  Island,  and  to  hold  them,  with  the  revenues  and  tolls, 
forever.  And,  the  corporation  having  acted  upon  that  and  other  grants, 
by  establishing  the  South  ferry  and  the  Hamilton  Avenue  ferry,  the  city 
and  its  inhabitants  have  acquired  vested  rights  and  valuable  interests 
in  those  ferries,  which  cannot  be  taken  awav  by  the  legislature.(6) 

17  i.  The  Act  of  May  1-1,  1845,  to  establish  and  regulate  ferries  be- 
tween the  city  of  New  York  and  Long  Island,  does  not,  by  its  terms, 
embrace  the  three  existing  ferries,  or  interfere  with  vested  rights,  so  as 
to  require  the  court  to  determine  the  question  of  its  constitutionality  ; 
but  it  expres.sly  excepts  those  ferries,  and  leaves  the  rights  of  the  city 
of  New  York  therein,  undisturbed. (7)(a) 


(1)  Mills  V.  County,  &c.,  2  Gilm.  197  ;  Kast, 
Ac.  r.  Hartford,  &c.,  17  Conn.  79. 

(2)  Shorter  v.  Smith,  9  Geo.  517. 

(3)  Gales  v.  Anderson,  13  Illin.  413. 


(4)  Ben.son  v.  The  Mayor,  &c.,  10  Barb.  223. 

(5)  lb. 

(6)  lb. 

(7)  lb. 


(a)  By  a  late  statute,  (1853,  213.)  three  or  more  persons  may  constitute  themselves  a  cor- 
poration to  maintain  a  ferry,  with  power  to  take  a  grant  of  laud  for  that  purpose,  but  not  to 
interfere  with  pre-existing  rights. 
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18.  Most  of  the  English  cases  on  this  subject  relate  to  ancient  rights 
to  ferries  and  markets,  founded  on  prescription.  When  one  can  show 
that  he  has  claimed  and  enjoyed  an  exclusive  privilege  from  time  im- 
memorial, a  grant  in  his  favor  will  be  presumed,  co-extensive  with  the 
enjoyment.  But  actual  grants  are  to  be  interpreted  by  their  terms. 
And  in  some  instances  even  prescriptive  privileges  are  restrained  in 
favor  of  the  public  interest  and  convenience.(l) 

19.  "Where  a  statute  authorizes  the  officers  of  a  city  to  license  a  ferry 
claimed  by  the  city,  if  required  by  the  public  convenience,  &c. ;  if  they 
grant  such  ferry,  with  a  covenant,  express  or  implied,  tor  exclusive 
use,  still  they  may  grant  another,  if  the  public  convenience,  &c.,  so  re- 
quire. The  authority  is  vested  in  them  as  trustees  for  the  public,{a)  and 
cannot  be  restrained  'by  the  covenant  of  the  city  through  them.  They 
act  in  a  double  capacity.  If  the  city  is  exclusive  owner  of  the  fran- 
chise, its  grantee  would  hold  against  a  license  by  the  officers;  if  other- 
wise, notwithstanding  a  prior  covenant  for  exclusive  use,  the  officers 
may  license  a  new  ferry,  as  agents  for  the  public.(2) 

20.  With  regard  to  the  question  of  public  convenience,  &c.,  as  per- 
taining to  the  grant  of  a  ferry;  it  is  immaterial  whether  roads  leading 
to  the  ferrv  be  opened  before  or  after  the  latter.(3) 

21.  There  are  early  dicta,  that  a  ferry  requires  ownership  of  the  soil 
on  both  sides.  It  is  said,  that  a  ferry  is  in  respect  of  the  landing  place, 
and  not  of  the  water ;  the  water  may  be  in  one,  the  ferry  in  another, 
and  in  every  ferry,  the  land  on  both  sides  of  the  water  ought  to  be  in 
the  owner  of  the  ferry  ;  otherwise  he  cannot  land  on  the  other  part. 
He  who  has  the  privilege  of  a  ferry,  ought  to  have  the  soil  on  both 
sides  of  the  water  ;  for  he  cannot  land  upon  the  soil  of  another,  without 
his  assent.(4)  But  this  principle  has  been  questioned  in  late  cases, 
both  in  England  and  in  this  country. (5) 

22.  The  general  doctrine  has  already  been  stated,  as  to  a  rigid  of  loay 
from  necessity.  This  principle  has  been  brought  in  question,  in  reference 
to  the  landing  places  of  public  ferries.  The  prevailing  rule  seem.s  to 
be,  that  there  is  no  right  to  use  land  not  belonging  to  the  owner  of  the 
ferry  for  this  purpose,  even  though  it  be  a  public  highway.  This  was 
the  earlv  doctrine  in  England,  and  has  been  adopted  in  Pennsylva- 
nia.(6)  But  late  English  authorities  overrule  it,  and  hold  it  sufficient, 
that  a  landing  place  is  a  highway,  to  justify  the  use  of  it  in  connection 
with  the  ferry.(7)(&) 


(1)  7  Pick.  J476.      See  Troter  v.  Harris,  2 
Yougne  &  J.  285. 

(2)  Fay,  &c.,  15  Pick.  252. 

(3)  Fay,  &c.,  15  Pick.  254. 

(4)  Ipswich  V.  Brown,  13  Via.  208  ;  Ftrry  ; 
Com.  Dig.  Piscary  B. 


(5)  Fay,  &c.,  15  Pick.  254;  6  B.  &  C.  703  : 
King!).  Nicholson,  12  E.  333;  Gourdine  v. 
Davis,  1  Bai.  469. 

(6)  3  Kent.  420,  n. ;  Chambers  v.  Furrv, 
1  Yeates,167  ;  Cooper  v.  Smith.  9  S.  &  R.  2(5. 

(7)  Peter  v.  Kendal,  6  Barn.  &  Cr.  703. 


(a)  The  right  to  receive  toll  for  crossing  a  river  on  the  highway,  is  a  franchise  belonging 
to  the  whole  people,  as  succeeding  to  the  crown.     Young  v.  Harrison,  6  Geo.  130. 

So,  in  Illinois,  the  county  commissioners'  court,  under  the  law  authorizing  that  court  to 
grant  ferry  license,  was  not,  authorized  by  any  exclusive  grants  it  might  make,  to  divest  it- 
self of  the  power  to  grant  other  ferries,  within  any  prescribed  limits,  whenever  the  public 
should  so  require.     Gales  v.  Anderson,  13  111.  413. 

(&)  Otherwise,  in  North  Carolina.  Pipkin  v.  Wynns,  2  Dev.  403.  It  has  also  been  held 
in  the  case  of  Bowman  v.  W^athen,  2  M'Lean,  376,  that  the  right  to  a  ferry  attaches  to  the  ripa- 
rian proprietor,  and  cannot  be  taken  from  him  without  compensation.  He  may  convey  the 
soil,  except  the  right  of  ferriage,  which  then  becomes  an  incorporeal  hereditament,  being  a 
right  to  use  the  soil  for  this  purpose  only.     In  Pennsylvania,  the  exclusive  right  of  crossing 
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23.  The  owner  of  a  private  ferry  has  no  right  to  land  boats  and  pas- 
sengers, at  the  terminus  of  the  highway,  between  high  and  low  water 
mark,  on  the  opposite  margin  of  the  river,  without  consent  of  the 
owner  of  the  land.(L) 

24.  In  most  of  the  United  States,  specific  statutory  provisions  are 
made  in  regard  to  the  establishment  or  licensing  of  ferries.  It  is  foreign 
from  the  plan  of  this  work,  to  notice  anything  more  than  a  few  promi- 
nent features  of  these  acts. 

25.  In  Kentucky,  no  person  shall  transport  across  the  Ohio  river, 
within  one  mile  of  an  established  ferry ;  and  no  ferry  shall  be  estab- 
lished across  this  river,  within  a  mile  and  a  half  of  a  former  one,  unless 
there  is  an  impassable  river  between ;  or,  on  the  Cumberland  river, 
within  a  mile. (2)  JS^o  person  shall  transport  from  the  other  side  of  the 
Ohio,  to  Jefferson  Count}^  in  Kentucky,  within  one  and  a  half  miles  of 
an  established  ferry,  without  a  grant  from  the  Kentucky  side.(3) 

26.  In  the  same  State  it  is  held,  that  the  applicant  for  a  ferry  must 
own  the  lands  on  both  sides.(4) 

27.  In  Tennessee,  no  one  shall  transport  across  a  river,  within  ten 
miles  of  an  established  ferry.(5)  The  owner  of  the  landings,  or  of  the 
land  on  each  side,  shall  be  licensed,  and  have  power  to  land  boats  on 
the  opposite  banks.  Where  a  ferry  is  necessary,  and  the  banks  belong 
to  different  persons,  each  shall  be  entitled  to  a  license,  and  bound  to 
allow  the  other  to  land  on  his  soil.fo)  Any  one  may  use  a  public  ferry 
landing  for  loading,  &c.,  not  interfering  with  the  ferry. (6)  Private 
ferries  are  subjected  to  the  same  rules  as  public.(7)  In  this  State,  it  is 
held,  that  a  ferry  may  be  established,  witliout  regard  to  the  ownership 
of  the  soil.  The  land  owner,  however,  has  a  prior  claim,  and,  if  an 
owner  above  or  below  is  appointed  keeper  of  a  ferry,  he  may  have  the 
appointment  rescinded.  A  ferry  may  be  licensed  across  a  navigable 
river,  though  the  opposite  bank  lies  in  another  State.  A  new  ferry  may 
be  licensed  near  an  old  one,  though  of  less  public  benefit  than  the  lat- 
ter.(8) 

28.  In  Ohio,  the  owner  of  the  banks  of  a  river  has  an  exclusive 
right  to  be  licensed  for  a  ferry.     If  there  are  different  owners  on  oppo- 

(1)  Chess  V.  Manown,  3  Watts,  219;  (1,  (5)  1  Scott,  107,  1023.  See  Sparks  v. 
Teates,  167.)  j  White,  7  Humph.  86. 

(2)  1  Ky.  St.  593-4,  St.  1837,   227.     See  I      (6)  2  lb.  176. 

City  &c.  V.  Taylor,  11  B.  Mon.  361.  I      (7)  Ten.  St.  1825,  47. 

;3)  St.  1836,  594;  1837,  319;  Churcliill  t;.  ]  (8)  Allen  v.  Farnesworth,  5  Terg.  189; 
Grundy,  5  Dana,  100  ;  Carter  v.  Kalfus,  6,  !  Corporn.  &c.  v.  Overton,  3  Yerjj.  387  :  Blair 
43;  Lexington  V.  M'Murtr}',  3  B.  Monr.  516;  'v.  Carmichael,  2  Yerg,  306;  Nashville,  &c. 
Dover  v.  Fox,  9  B.  Mon.  200.  v.    Shelby,    10    Yerg.   280.     See    Waller   v. 

(4)  Taylor  v.  Bostle,  1  Rep.  594.  :  McHenry,  3  Humph.  245. 


a  navigable  river,  can  be  derived  only  from  a  grant  by  the  commonwealth.  There  can  be 
no  ferry  by  prescription  or  presumption.  But  long-continued  use  may  give  an  e.xcluaive 
rigiit  to  embark  and  land  passengers  upon  the  shore,  as  far  as  low-water  mark,  though  it  be 
the  land  of  another  person.     Bird  v.  Smith,  8  Watts,  434. 

In  Illinois,  a  (errv  franchise  is  not  an  incident  to  t!ie  ownersliip  of  land.  Trustees,  &c.  v. 
Tatman,  13  Illin.  27. 

And  a  party  cannot  exercise  a  ferry  franchise  on  his  own  land,  without  the  consent  of  the 
State.     lb. 

But,  when  an  easement  is  granted  to  the  public,  upon  the  margin  of  a  navigable  stream,  the 
right  to  use  and  treat  it  as  a  landing  is  undoubted.     Godfrey  v.  City,  &a,  12  Illin.  29. 

In  Georgia,  grants  of  lands  on  water-courses  from  the  State,  with  appurtenances,  convey 
no  right  of  public  ferry.  The  right  of  private  ferry  pa.sses  witii  the  fee ;  and,  for  any  inter- 
ference with  this,  the  owner  is  entitled  to  compensation.     Harrison  v.  Young,  9  Geo.  359. 
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site  sides,  there  is  a  mutual  right.  And  unless  such  owners  apply  for  a 
license,  any  other  person  may  obtain  one.  Unless  the  landing  is  upon 
a  highway,  a  ferry  cannot  be  established  without  the  consent  of  the  land 
owner.      But  an  exception  is  made  of  small  streams  in  high  water  (1) 

29.  In  Indiana,  the  owner  of  the  land  upon  the  side  of  a  stream, 
where  a  ferry  is  to  be  established,  has  a  prior  claim  for  a  license ;  but, 
if  he  omit  to  apply,  another  person  may  do  it :  in  which  case, 
however,  the  land  owner  may  afterwards  buy  him  out,  by  repaying 
his  expenditures,  with  ten  per  cent,  interest.  No  new  ferry  shall  be 
granted  within  a  mile  of  an  old  one,  unless  the  public  convenience,  &c., 
so  require.  Ferry  landings  shall  not  be  obstructed.  The  count}-  commis- 
sioners may  license  ferries.  The  owner  of  land  is  entitled  to  a  ferry, 
and  may  take  ferry-boats,  &c.,  already  established  on  his  land,  paying 
therefor.(2)  In  this  State,  it  is  said,  exclusive  ferry  privileges  were 
unknown  till  created  by  statute.  Hence,  the  statutory  penalty  is  the 
only  remedy  for  an  invasion  of  them.  A  ferry  right  is  assignable,  and 
is  treated  as  real  estate,  descending  to  heirs,  being  subject  to  dower, 
&c.(8)(a) 

30.  In  Illinois,  the  owner  of  the  land  has  a  prior  claim  to  a  ferry,  (as 
also  a  bridge.)  But  any  person  may  cross  the  stream,  or  carry  his 
neighbors  without  a  fee,  in  his  own  boat,  without  intending  to  injure 
the  owner  of  the  ferry.  The  exclusive  privilege  of  a  ferry  or  bridge 
extends  three  railes.(-i)(5) 

31.  In  Missouri,  it  is  provided  that  no  free  ferry  shall  be  established 
within  one  mile  of  a  licensed  ferry.  But,  by  a  late  statute,  the  County 
Court  may  license  ferries  at  discretion,  as  man}^  as  it  shall  judge  best 
in  any  river.  In  Arkansas,  a  ferry  over  a  public  navigable  stream  is 
a  public  ferry.  The  owner  of  one  or  both  banks  of  a  river,  or  one  hav- 
ing a  pre-emption  or  settlement  title  thereto,  may  establish  a  ferry, 
and  all  lakes  meandered  in  making  public  survej-s  of  the  United 
Slates  lands,  and  retained  by  government  as  public  property,  are  in- 
cluded in  the  above  provision.  A  license  is  required,  and  in  some  cases 
will  be  granted,  for  a  ferry  over  a  private  stream. (5) 

32.  In  Virginia,  the  owner  of  land  on  one  or  both  sides  of  a  stream, 
through  which  a  highway  passes,  may  obtain  a  license  for  a  ferry.  But 
one  ferry  shall  not  be  established  within  half  a  mile  of  another.(6)  The 

(1)  Ohio  St.  447.  I  v.  Cliever,  3  ailm.  469 ;  Munsell  v.  Temple, 


(2)  Ind.  Rev.    L.   259-60-1-4 ;  Rev.  Sts. 
295. 

(3)  Lang  v.  Scott,  1  Blac.  405:    2    McL. 
376;   3  Kent,  421,  n. 

(4)  Illin.  Rev.  L.  303-6-7-10.     See  Trus- 
tee.s,  &o.  V.  Tatman,  13  Illin.  27.     Vanhard 


3  Gilm.  93. 

(5)  Misso.  St.  276;  Sts.  1847,  55;  Ark. 
Rev.  St.  402-5.  See  Harrison  v.  SUte,  9 
Mis.  580. 

(6)  2  Rev.  C.  130-1;  St.  1840,  58.  See 
lb.  47,  113. 


(a)  One  owning  upon  a  navigable  river  may  convey  the  soil,  reserving  the  ferry.  If  the 
ferrv  alone  be  granted,  the  soil  can  be  used  by  the  grantee  for  no  other  purpose.  Bowman 
V.  Wathen,  2  McL.  376. 

{b)  The  .sale  of  school  lands,  to  a  party  who  has  a  ferry  franchise, will  not  be  affected  by  a 
forfeiture  of  the  franchise ;  the  sale  and  franchise  being  independent.  Trustees,  &c.  v.  Tat- 
man, 13  111.  27. 

The  State  alone  can  insist  upon  or  waive  such  forfeiture.     lb. 

A  ferry  franchise  is  not  secured  to  the  inhabitants  of  a  township,  by  the  ordinance  of  1818, 
which  provides  that  section  sixteen,  in  each  township,  shall  be  granted  for  the  use  of 
schools.     lb. 

The  order  of  the  county  court,  directing  the  justices  to  be  summoned,  to  consider  the  ver- 
dicts of  juries  in  ferry  cases,  was  held  to  be  executed,  by  leaving  the  summons  at  the  resi- 
dences of  the  justices.     SomerviUe  v.  Wimbish,  7  Gratt.  215. 
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owner,  &c.,  of  a  ferry  upon  the  shore  of  another  State,  the  river  being 
the  State  boundary,  shall  not  carry  from  the  Virginia  shore  within  two 
miles  of  an  established  ferry.  By  the  Code,  the  county  court  may  es- 
tablish a  ferry,  subject  to  future  regulations.  Private  ferries  are  for- 
bidden.(l)(a) 

33.  In  North  Carolina,  the  proprietor  of  a  ferry  may  erect  a  toll- 
bridge  in  the  same  place.(6)  In  the  same  State,  a  new  ferry  shall  not 
be  granted,  unless  the  public  convenience  strongly  require  it.  A  per- 
son maybe  licensed,  though  owning  land  on  neither  side.(2) 

34.  In  Alabama,  where  one  owns  land  on  both  sides  of  a  river,  and 
a  ferry  is  necessary,  he  shall  have  it  on  both  sides  upon  his  land,  un- 
less the  public  convenience,  &c.,  will  be  thereby  prejudiced;  but,  if  the 
location  is  the  best  on  one  side,  and  not  on  the  other,  the  court  may 
order  otherwise.  No  ferry  is  allowed  within  two  miles  by  water,  of 
one  already  established,  except  upon  a  river  within  two  miles  of  some 
town.     In  Mississippi,  the  owner  of  the  soil  has  a  prior  claim.(8)(c) 

35.  In  Georgia,  there  shall  be  no  ferry  on  a  stream  over  which  a 
bridge  is  erected  at  the  expense  of  the  county. (4:)(c/) 

36.  In  Massachusetts,  an  ancient  colonial  ordinance  provided,  that 
whosoever  hath  a  ferry  granted  upon  any  passage,  shall  have  the  sole 
liberty  for  transporting  passengers  from  the  place  where  such  ferry  is 
granted,  to  any  other  ferry-place,  where  ferry-boats  are  to  land ;  and 
any  ferry-boat  that  shall  land  passengers  at  any  other  ferry,  may  not 
take  passengers  from  thence,  if  the  ferry-boat  of  that  place  be  ready .(5) 
In  Vermont,  ferries  are  licensed  by  the  selectmen.  In  Connecticut  and 
Massachusetts,  the  duty  of  supporting  ferries  is  imposed  on  towns,  un- 


ci) St.  1835-6,  66;  Code,  334.  See  St. 
1840-1,  91. 

(2)  1  N.  C.  Rev.  St.  544 ;  Beard  v.  Long, 
2  Law  Rep.  69 ;  Raynor  v.  Dowdy,  1  Mur. 
279.  (See  also  3  lb.  57  ;  1  Hayw.  457  ;  2 
Dev.  403.) 


(3)  Aik.  Dijr.  363-4;  Miss.  Rev.  C.  360-1. 
See  Jones  v.  Johnson,  2  Alab.  (N.  S.)  746. 

(4)  Prince,  735. 

(5)  Col.  Laws  (1672),  50,  Ferries. 


(a)  A  owned  land  \y\ng;  on  a  river  in  Virginia,  over  which  there  was  a  ferry  from  his  land, 
established  in  1762,  and  a  public  road  ran  through  his  land  to  the  ferry.  From  tlie  oppo- 
site side  there  appeared  to  have  been  a  ferry  from  1770  to  1826,  when  it  was  allowed  to  run 
down.  In  1848,  a  special  act  was  passed,  authorizing  t!ie  county  to  establish  or  revive  the 
ferry  from  the  opposite  side,  after  certain  proceedings.  Held  that,  in  Virginia,  ferries  were 
creations  of  tho  statute,  and  the  rights  of  the  owners  of  ferry  fraticliises  were  liaiitod  by  the 
statutes;  that  it  was  competent  for  the  legislature  to  establish  the  ferry  from  the  opposite 
aide,  and  in  tlie  same  time  with  A's  ferry,  though  it  had  existed  for  so  long  a  time;  lliat  it 
was  no  invasion  of  his  francliise  to  do  so;  and  that  the  grant  of  tiie  ferry  conferred  on  the 
owner  no  title  to  any  portion  of  the  soil  on  the  opposite  side,  and  no  easement  beyond  the 
privilege  of  using  tho  iiighway  to  land  passengers  on.     Somerville  v.  Wimbish,  7  Gratt.  205. 

{h)  See  sec.  9.  In  tho  same  State  it  is  held,  that  though  the  government  may  establish  fer- 
ries at  liieir  pleasure,  without  regard  to  ownership  of  tlie  soil,  yet  the  adjacent  land  owner 
is  entitled  to  a  preference,  and,  on  his  refusing  to  exercise  tho  franchise,  it  may  be  granted 
to  another,  he  paying  for  tiie  land.     Pipkin  v.  AVynns,   2  Dev.  403. 

(c)  A  license  lor  a  ferry  does  not  authorize  the  obstruction  of  the  stream  by  a  rope,  used 
for  pulling  the  boat  across.  Babcock  v.  Herbert,  3  Alab.  (N.  S.)  392.  See  Ricks  v.  Hall,  4 
Port.  178  ;  Botts  v.  Bridges,  274.  In  a  suit  against  the  owner  of  a  ferry  across  a  river,  for 
the  loss  of  a  wagon  in  crossing  a  creek  which  emptied  into  tho  river;  the  plaintiff  may  sliow 
that  the  defendant  had,  at  other  times,  conveyed  persons  and  property  across  the  creek,  to 
enable  them  to  cross  tho  river  higher  up,  for  the  purpose  of  proving  that  it  was  an  append- 
age to  the  ferr}'  across  the  river.     Garner  v.  Green,  8  Ala.  96. 

(d)  Seven  years'  regular,  exclusive  and  uninterrupted  usage  of  a  public  ferry,  in  Georgia, 
i.s^jrima/acje  evidence  of  a  prescriptive  right.  Harrison  v.  Young,  9  Geo.  359;  or  creates 
the  presumption  of  a  grant.     "Williams  v.  Turner,  7  Geo.  348. 
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less  some  individual  or  corporation  is  bound.(a)  In  Connecticut,  the 
owner  of  a  ferry  has  an  exclusive  right ;  but  any  person  may  cross  the 
river  in  his  own  or  neighbor's  boat  for  private  business.  The  County 
Court  has  authority  to  establish  a  new  ferry  where  an  old  one  had  been 
discontinued,  and  to  grant  new  ferries.  In  Maine,  where  a  horse  or 
steam  ferry  is  established  by  the  legislature,  the  county  commissioners 
shall  not  allow  another  within  one  mile.(l) 


CHAPTER  LXIV. 

FRANCHISES.     BRIDGES,  ETC.     CONSTITUTIONAL  LAW. 

1.  In  this  country,  the  most  important  point  of  view  in  which  the  sub- 
ject o^  franchises  can  be  considered,  is  their  relation  to  the  constitutions 
the  United  of  States,  and  of  the  respective  States.  Several  cases  have 
arisen,  involving  the  question,  how  far  the  grant  of  a  franchise  is  a  con- 
tract^  and  the  franchise  hsoi^ lyrivate  property^  the  former  of  which,  by 
fundamental  constitutional  provisions,  cannot  be  impaired, (i)  nor  the  lat- 
ter appropriated,  without  compelisation,  to  public  uses;  and,  as  depend- 
ing upon  this  question,  the  further  practical  one,  whether  a  subsequent 
grant  of  a  similar  or  rival  franchise,  interfering  with  the  former  one, 
is,  upon  the  grounds  mentioned,  unconstitutional  and  void.  Some 
recent  and  elaborate  decisions  upon  this  subject  have  related  to  toll- 
bridges^  chartered  by  the  State  legislatures.  They  have  also  incident- 
ally involved  the  subject  of  ways  and  ferries^  which  rest  on  substan- 
tially the  same  ground  with  bridges,  and  which  have  been  treated  of  in 
the  chapters  immediately  preceding.  The  natural  association  of  topics, 
therefore,  leads  us  now  to  take  a  view  of  American  constitutional  law 
upon  the  subject  oi  franchises  or  chartered  rights^  more  particularly  those 
cases  which  relate  to  ways,  ferries  and  bridges. 

2.  A  very  important  case  of  this  class  has  recently  arisen  in  Massa- 
chusetts.('2) 

&c.,  17  Conn.  79  ;  Enfield,   &c.  v.  Hartford, 
&c..  17  Conn.  454. 

(2)  Charles  River  Bridge  v.  Warren  Bridge, 
7  Pick.  344.     See  Att'y  Gen.  v.  Birmingham, 
\  &c.,  2  T.  &  C.  124. 


(1)  Conn.  St.  225-6  ;  Sts,  1847,  30  ;  Mass. 
Rev.  St  250;  Me.  St.  1842,  10.  See  Me. 
Rev.  St.  214-7;  Yerm.  lb,  143;  Felton  v. 
Deal),  22  Verm.  170 ;  Wethersfield  v.  Hum- 
phrey, 20  Conn.  218;  East,  &c.  v.  Hartford, 


(a)  There  are  similar  provisions  in  Vermont  and  Maine.      1  Verm.  L.  497  ;  2  Smith,  886. 

(6)  The  effect  of  such  grant  at  common  law  is  involved  in  the  same  inquiry. 

The  same  general  principle  has  been  applied  to  national  grants.  Tlius  a  grant  of  land,  or 
of  a  franchise,  frona  a  government  whicli  still  continues  in  possession,  but  which  has,  by 
treaty,  ceded  all  its  ris'hts  in  the  territory  in  wliich  the  land  lies,  to  another  nation,  is  void. 
The  United  States  v.  Reynes,  9  How.  U.  S.  127.  Davis  v.  Concordia,  lb.  280.  Goodtitle  v. 
Kibbe,  lb.  471.     The  United  States  v.  D'Auterive,  10  How.  U.  S.  609. 

Thus,  a  grant  of  a  perpetual  ferry  franchise,  made  by  the  Spanish  Governor  of  Louisiana, 
after  the  treaty  of  St.  Ildefonso  in  1800,  is  void.     Davis  v.  Concordia,  9  How.  U.  S.  280. 

So  of  a  grant  of  land,  although  lying  in  that  part  of  the  territory  of  Louisiana  which 
Spain  asserted  was  not  ceded  to  France  by  that  treaty,  wliich  France  never  actually  occu- 
pied and  which  the  United  States,  though  constantly  asserting  tlieir  title  under  that  treaty 
and  the  treaty  of  Paris  of  1803,  did  not  Uike  possession  of  until  1810.  The  United  States  v. 
Reynes,  9  How.  U.  S.  127. 

Vol.  II.  4 


50  FRANCHISES.     BRIDGES,  ETC.  [CHAP.  LXIY. 

3.  By  an  ancient  ordinance,  dated  1636,  1640,  and  1642,  the  govern- 
ment of  the  colony  of  Massachusetts,  having  previously  established  a 
ferry,  between  Boston  and  Charlestown,  over  Charles  river,  recite  that 
they  have  given  the  revenue  of  the  ferry  to  Harvard  College.  In  1640, 
the  ferry  was  given  to  the  college,  being  then  leased.  In  May,  1650, 
the  college  was  incorporated.  In  October,  1650,  the  college  having 
petitioned  in  regard  to  rectifying  the  ferry  rent,  ivhich  belongs  to  the  college, 
it  was  ordered,  that  the  president,  for  the  college,  might  lease,  or  other- 
wise dispose  of  the  ferry.  In  1654,  an  act,  imposing  a  tax  for  the  bene- 
fit of  the  college,  spoke  of  the  2^'''ofit  of  the  ferry,  formerly  granted. 
From  1639,  to  1785,  the  college  received  the  profits;  since  1650,  some- 
times managing  the  ferry  themselves,  and  sometimes  leasing  it.  The 
college  fixed  the  tolls,  but  the  legislature  passed  various  acts,  regulating 
the  ferry,  and  sometimes  affecting  the  tolls.  The  college  was  in  some 
instances  consulted,  in  others,  not.  In  1784,  a  statute  incorporated 
certain  persons,  for  the  purpose  of  building  a  bridge  in  the  place  where 
the  ferry  between  B  and  C  is  now  kept ;  and  authorized  them  to  re- 
ceive toll  for  fortj'  years,  and  double  toll  on  Sunday  ;  (they  paying  the 
college  £200  per  annum,  which  they  accordingly  paid,)  and  the  bridge, 
at  the  end  of  the  time,  to  revert  to  the  State,  saving  to  the  college  a 
fair  annual  compensation  for  the  loss  of  the  ferry.  In  1792,  an  act  es- 
tablished the  West  Boston  Bridge  Corporation,  to  build  a  bridge  across 
the  same  river,  from  Boston  to  Cambridge,  the  legislature  having  pre- 
viously resolved,  that  the  act  of  1784  was  not  the  grant  of  an  exclu- 
sive right  to  build  over  these  waters.  The  act  of  1792  authorized  a 
toll  for  forty  years,  required  the  payment  of  an  annuity  to  the  college,  and 
in  consideration  of  the  risk  and  importance  of  the  work  of  building 
the  Charles  Eiver  Bridge,  and  the  loss  which  the  plaintiffs  would  suffer 
from  the  new  bridge,  extended  their  charter  for  thirty  years,  with  the 
exception,  that  the  additional  toll  on  Sunday  should  be  relinquished. 

In  1828,  the  defendants  were  incorporated  to  build  another  bridge 
across  the  river,  between  Boston  and  Charlestown,  distant  from  the  for- 
mer, in  Charlestown,  260  feet,  and  in  Boston,  915  feet.  The  plaintiffs 
thereby  lost  two-thirds  of  their  former  tolls.  The  pl.iintiffs  brought  a 
bill  in  equity,  for  an  injunction  to  restrain  the  building  of  the  new 
bridge. 

4.'^IIeld,  by  Morton,  J.,  that  the  grants  relating  to  the  ferr}^,  as  prac- 
tically construed,  gave  to  the  college  a  permanent,  indefeasible  inter- 
est therein,  subject  to  the  regulation  of  the  government ;  by  Putnam, 
J.,  that  the  college  had  a  fee  in  the  ferry ;  and  by  Parker,  Chief  Jus- 
tice, that,  prior  to  1650,  the  State  was  a  trustee  of  tbe  ferry  for  the 
college,  the  grants  having  given  to  the  latter,  not  the  ferry  itself,  but 
only  a  permanent  right  to  the  profits  ;  but  the  act  of  1650  relinquished 
the  trust,  and  vested  the  ferry  in  the  college,  subject  to  public  regula- 
lation ;  by  Parker,  Ch.  J,,  Wilde  and  Morton,  Js.,  that  the  Charles 
River  Bridge  did  not  acquire  the  ferry  by  the  act  of  1784,  but,  (by 
Wilde,  J.,)  that  it  was  extinguished  by  this  act,  and  the  acquiescence 
of  the  college,  and  by  Morton,  J.,  that  the  ferry  was  seized  by  the  gov- 
ernment, for  the  public  necessities,  a  fair  compensation  being  provi- 
ded;  but,  by  Putnam,  J.,  that  the  college,  f^r  a  consideration,  relin- 
quished the  ferry  to  the  bridge,  during  its  charter. 

By  Putnam,  J.,  that  if  a  ferry  had  been  established,  either  by  the 
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State,  or  an  individual,  where  the  Warren  Bridge  was  built,  it  would 
have  been  a  nuisance  to  the  former  one ;  and  by  Parker,  Ch.  J.,  that 
the  grant  of  the  ferry  between  Boston  and  Charlestown,  did  not  give 
an  exclusive  right  to  the  toll  of  all  passengers  between  these  places, 
nor  was  it  limited  merely  to  the  ferry-ways  themselves,  but  it  gave 
a  right  to  receive  the  tolls  of  all,  who,  in  crossing  the  river  between 
Boston  and  Charlestown,  would,  in  the  usual  course  of  travel,  pa.ss  over 
this  ferry  ;  that,  whenever  the  increase  of  travel  should  so  require,  the 
State  might  establish  a  new  ferry,  and,  if  near  the  old  one,  a  compen- 
sation must  be  made  to  the  latter ;  but,  in  order  to  render  a  compensa- 
tion necessary,  the  two  must  be  positively  neai\  and  within  the  same 
range,  a  point  to  be  determined  by  the  terms  of  the  grant — if  the  latter 
should  merely  diminish  the  custom  of  the  former,  this  condition  would 
be  dispensed  with. 

By  Parker,  Ch.  J.,  and  Wilde,  J. ;  that  the  grant  of  a  bridge,  or 
ferry,  near  an  old  one,  is  not  a  takinr/  of  private  property^  within  the 
meaning  of  the  Constitution  of  the  United  States,  which  requires  a 
compensation  to  the  owner,  in  case  of  such  taking,  the  damages  not 
bein^  immediate,  but  consequential ;  by  Putnam,  J.,  the  contrary,  under 
the  State  constitution,  and  by  Parker,  Ch.  J.,  that  the  fundamental 
theory  of  our  government  forbids  the  making  of  a  new  grant,  to  the 
necessary  prejudice  of  a  prior  one,  without  providing  compensation. 

By  Morton,  J.,  that  neither  was  the  charter  to  the  defendants  an 
app)ropriation  of  private  property^  nor  did  it  impair  the  obligation  of  a  con- 
trad^  because  the  plaintiffs'  right,  under  their  charter,  did  not  exceed 
the  limits  of  the  bridge  itself,  but  merely  empowered  them  to  receive 
a  toll  from  all  who  passed  over  it;  and,  by  Wilde,  J.,  that  the  acts  of 
ITbi  and  1791,  especially  the  latter,  gave  the  plaintiffs  no  exclusive 
right  of  transportation  between  Boston  and  Charlestown. 

Ey  Putnam,  J.,  that,  the  plaintiffs  having  acquired  a  right  to  the 
ferry,  whatever  would  have  been  a  nuisance  to  the  ferry,  was  such, 
also,  to  their  bridge  ;(a)  and,  that  the  act,  authorizing  them  to  erect  a 
toll-bridge,  involved  an  implied  engagement  against  any  future  grant 
which  would  divert  their  tolls,  and,  hence,  the  charter  to  the  defendants 
was  void,  as  impairing  the  obligation  of  a  contract ;  and,  by  Parkei", 
Ch.  J.,  that  it  was  void,  for  the  same  reason,  and  upon  the  principles  of 
the  State  constitution,  because  the  plaintiffs'  charter  gave  them  the 
same  lights  as  to  tolls  between  Boston  and  Charlestown,  which  attached 
to  the  ferry,  and  impliedly  engaged  that  these  rights  should  not  be  dis- 
turbed or  impaired,  except  in  case  of  public  necessity,  and  then,  that  a 
compensation  should  be  provided. 

5,  As  this  case  involves  many  important  principles,  it  seems  proper 
to  give  a  somewhat  more  extended  notice  of  the  grounds  upon  which 
the  several  judges  rested  their  respective  opinions. 

6.  Morton,  J.,  was  of  opinion,  that  the  ferry  right  of  the  college 
never  vested  in  the  plamtiffs.  Being  an  incorporeal  hereditament,  it 
could  pass  only  by  the  deed  of  the  college.(i)     The  legislature  could 

{a)  Where  a  bridge  was  substituted  for  a  ferry,  and  a  penalty  was  provided  against  all 
passing  in  any  other  way;  held,  Chancery  would  issue  an  injunction  against  a  railroad  com- 
pany's transporting  passengers  across  in  a  steamboat.  Cony  v.  The  Yarmouth,  &c ,  3 
Hare,  593. 

ip)  See  Peter  v.  Kendal,  6  B.  &  C.  703. 
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not  interfere  Avith  it,  having  no  power  to  take  private  propertj^,  even 
for  a  compensation,  except  for  public  uses ;  nor  did  the}^  undertake  to 
interfere  Avith  it.  The  charter  to  the  plaintiffs  did  not  purport  to  con- 
vey the  franchise  of  the  ferry,  nor  depend  in  any  way  upon  the  assent 
of  the  college.  Hence,  upon  the  expiration  of  the  bridge  charter,  the 
plaintiffs  would  have  no  remaining  right  to  the  ferry.(l)(a)  In  regard 
to  the  cxclusiveness  of  the  plaintiffs'  right  under  their  charter,  it  could 
not  be  co-exteusive  with  the  river,  because  the  Cambridge  brids-e  then 
existed,  nor  with  the  towns  of  B  and  C,  no  such  provision  being  found 
in  the  charter;  and  it  must,  therefore,  be  either  a  right  to  take  toll  of 
all  passengers  across  the  river  below  Cambridge  bridge,  or  of  all  pas- 
sengers over  the  bridge;  any  other  construction  being  wholly  loose 
and  indeterminate.  The  case  is  analogous  to  those  of  banks  and  turn- 
pikes, both  of  which,  by  their  charters,  are  charged  with  onerous 
duties  to  the  public.  It  is  well  settled,  though  once  thought  other- 
Avise,  that  a  bank  charter  confers  no  exclusive  right ;  and  it  has  never 
been  questioned  that  the  legislature  may  charter  a  new  turnpike, 
though  the  effect  will  be  to  diminish  the  profits  of  an  old  one.  It 
would  be  impossible  to  draw  the  line  between  a  diversion  of  travel 
amounting  to  a  destruction  of  the  former  franchise,  and  the  very 
smallest  diversion.  Hence,  the  grant  must  be  limited  to  the  right  of 
taking  toll  from  all  passengers  over  the  road,  and  the  practice  of  the 
legislature  has  corresponded  to  this  principle.  The  commonwealth 
does  not  contract,  that  no  new  charter  shall  be  granted  which  shall  in- 
terfere with  the  business  or  profits  of  the  old  ;  or  for  an  exclusive 
right  to  the  same  line  of  travel  which  at  first  passes  over  the  bridge  ;  for 
this  would  be  a  covenant  against  any  change  in  the  channels  of  com- 
munication, the  course  of  business  and  the  state  of  society,  and  the 
effect  would  be,  an  entire  prohibition  of  all  further  internal  improve- 
ment. No  improved  road,  no  new  bridge,  canal  or  railroad,  could  be 
constitutionally  established ;  because  none  could  be  opened  without 
diminishing  the  profits  of  some  old  corporation. (2)  The  words  of  the 
plaintiffs'  charter  are,  "  that  a  toll  be  and  hereby  is  granted  for  the 
sole  benefit  of  the  proprietors,"  to  be  collected  of  passengers.  Nothing 
further  is  granted  or  covenanted  for  expressly  ;  and  it  is  the  rule  of 
English  law,  a  fortiori  applicable  in  a  republic,  that  the  grant  of 
government  passes  nothing  by  implication,  or  at  least  that  it  shall  be 
more  strictly  construed  than  a  private  grant,  and  include  only  what  is 
essential  to  the  enjoyment  of  the  thing  granted. (6)     The  plaintiffs  must 

(1)  7  Pick.  451,  452.  |      (2)  7  Pick.  454,  460. 

(a)  Wilde,  J.,  was  of  the  same  opinion.  The  annuity  to  be  paid  to  the  college  was,  in 
pursuance  of  the  plaintiff's  ciiarter,  the  price  paid  for  it,  and  to  be  reimbursed  by  the  tolls. 
Hence,  it  was  eventually  paid  by  the  public.  The  effect  was  the  same  as  if  it  had  been 
made  payable  into  the  Slate  treasury,  and  the  State  liad  compensated  the  college;  and, 
therefore,  even  if  the  ferry  wore  purchased  and  not  extinguished,  tlie  government  were  the 
purcliasers.     7  Pick.  4G6,  467. 

{b)  Wilde,  J.,  concurred,  especially  as  to  grants  relating  to  objects  connected  with  the 
public  interest  or  convenience,  and  conferring  exclusive  privileges.  Some  grants,  upon 
valuable  and  ade([uate  considerations,  as,  for  instance,  of  land,  may  constitute  an  exception. 
7  Pick.  468,  409.  It  is  held  in  other  States,  that  grants  and  franchises  are  to  be  construed 
in  favor  of  the  State.  Miners',  &c.  v.  United  Slates,  1  Iowa,  (Greene,)  553.  Tliat,  if  the 
terms  of  the  contract  between  the  individual,  or  the  corporation,  and  the  State,  are  ambi- 
guous, the  ambiguity  must  operate  in  favor  of  the  public.  McLeod  v.  Burroughs,  9  Geo.  213. 
And  that  a  grantee  takes  noiliing  by  implication,  but  is  confined  to  tha  terms  of  liia  charier. 
Harrison  v.  Young,  9  Geo.  359;  Shorter  v.  Smith,  9  Geo.  517. 
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be  presumed  to  have  accepted  their  charter,  with  a  knowledge  that  the 
legislature  would  have  power  to  do  many  future  acts  which  would  im- 
pair its  value.(l)  , 

7.  Wilde,  J.,  was  of  opinion,  that  the  preamble  of  the  plaintiffs 
charter,  reciting  the  petition  for,  and  the  benefits  of  a  bridge,  and  the 
enacting  clause,  incorporating  the  plaintiffs,  and  granting  a  toll  to  re- 
imburse the  expense  of  building  a  bridge,  did  together  authorize  the 
erection  of  such  bridge,  but  contained  no  further  grant  or  covenant  by 
implication.  The  second  charter  to  the  plaintiffs,  made  after  the  re- 
jection of  their  exclusive  claim  upon  the  chartering  of  the  West  Boston 
bridge,  was  a  donation  for  the  encouragement  of  enterprise,  and  its 
terms  clearly  negatived  any  implied  covenant  for  an  exclusive  right. 
Tlie  j3uhlic  accommodation  was  the  declared  object  of  the  grant ;  im- 
plying, that,  if  this  object  should  afterwards  demand  new  avenues, 
they  should  be  provided.  And  the  decision  of  the  legislature  upon 
this  point  is  conclusive.(2)  If  the  tolls  taken  by  the  defendants  were 
a  part  of  the  plaintiffs'  freehold,  then  a  compensation  was  provided  for 
in  the  defendants'  charter.  But,  in  fact,  the  plaintiffs  had  no  property 
in  the  tolls,  but  only  in  the  franchise  ;  for  if  any  one  were  prevented 
from  passing  their  bridge,  the  action  would  be  case,  and  not  trespass 
for  taking  their  property.  Tolls  and  profits  in  expectancy  are  not 
property,  within  the  meaning  of  the  constitution,  for  the  taking  of  which 
compensation  must  be  provided  ;  but  the  injury  caused  by  the  diver 
sion  of  travel  is  merely  consequential,  like  that  sustained  by  the  keeper 
of  a  public  house,  for  example.  Upon  any  other  principle,  the  diver- 
sion of  a  single  traveller  would  be  an  unconstitutional  act.(3) 

8.  Putnam,  J.,  was  of  opinion,  that  the  college,  for  a  valuable  con- 
sideration, consented  to  the  plaintiffs'  having  the  ferry,  during  the  con- 
tinuance of  their  charter,  and  the  charter  recognized  such  assent.  _  The 
college  ceased  to  use  the  ferry,  received  the  annuit}^  and  the  plaintiffs 
built  their  bridge  over  the  ferry  and  took  the  tolls.  Hence,  it  is  plain 
that  the  college  could  maintain  no  suit  against  the  plaintiffs  for  a  viola- 
tion of  their  right,(-i)  The  surrender  of  the  ferry  must  be  presumed 
to  have  been  made  to  the  plaintiffs,  for  a  consideration,  rather  than  to 
the  State,  without  consideration.  If  the  bridge  were  accidentally  de- 
stroyed, the  plaintiffs  would  have  the  ferry  during  their  charter;  and, 
after  its  expiration,  the  ferry  would  revert  to  the  college  without  a  new 
gram.  The  charter  to  the  plaintiffs  does  not  expressly  authorize  them 
to  build  a  bridge.  Hence,  the  grant  must  be  to  some  extent  construed 
by  implication,  otherwise  the  plaintiffs  would  have  been  indictable  for 
a  nuisance;  and  the  true  principle  is,  to  maki>  all  such  implications  as 
are  necessary  to  effect  the  manifest  intent.(a)  The  maxim  applies, 
"  id  cerium  est,  quod  cerium  reddi  potest.''''  A  public  grant, /or  considera- 
tion valuable,  is  to  be  construed  more  favorably  for  the  grantee  than 
the  government.(5)  The  franchise  in  a  toll-bridge  is  no  more  to  be 
confined  to  the  width  of  the  bridge,  than  a  ferry  is  to  be  confined  to  its 


(1)  7  Pick.  461,  464. 

(2)  lb.  470,  471,  474,  475. 

(3)  7  Pick.  471,  473. 


(4)  lb.  480-91. 
{5j  lb.  486-90. 


(a)  Ace.  Parker,  Cii.  J.     Tlnus,  a  grant  of  a  riglit  to  cut  timber  on  public  lands  would 
•Involve  tlie  riglit  of  passing  over  others,  if  necessary  to  effect  the  object.     7  Pick.  521. 
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ways.  The  franchise  of  both  alike  consists  in  the  profits  derived  from 
transportation,  ^oih  are  j^ublici  juris,  and  derivable  from  the  grants 
of  the  State.  If  the  franchise  is  confined  to  the  width  of  the  bridge, 
then  the  legislature  might  authorize  a  free  bridge  directly  alongside  of 
the  old  one.  The  maxims  of  the  common  law  are  applicable  : — "  one 
shall  not  do  indirectly  what  he  has  no  right  to  do  directly  ;"  and  "every 
grant  shall  carry  with  it  all  things  which  are  necessary  to  the  enjoyment 
of  it."(a)  There  is  little  danger  of  any  direct  infringement  or  repeal  of 
a  bridge  charter ;  but  unless  there  is  some  constitutional  safeguard, 
very  great  danger  of  an  indirect  violation,  by  the  establishment  of 
another  bridge  at  the  side  of  the  old  one,  which  shall  draw  away  all  its 
profits.(l)  There  is  an  obvious  distinction  between  the  charter  of  a 
bridge^corporation  and  that  of  a  banking  or  insurance  company.  The 
latter  merely  gives  individuals  authority  to  do,  as  a  corporation,  what 
they  might  have  done  as  individuals.  Though  paying  a  bornis,  these 
corporations  are  under  no  obligations  to  accommodate  the  public ;  and 
they  may  at  any  time  dissolve  themselves.  But  bridges  and  ferries  are 
publici  juris,  and  the  proprietors  may  be  compelled  to  allow  the  public 
the  use  of  them.(2)  If  the  legislature  has  the  ultimate  power  of  judg- 
ing as  to  the  expediency  of  chartering  new  bridges,  &c.,  then  the  old 
ones  are  in  effect  held  at  the  will  of  the  grantor,  though  purporting  to 
be  for  a  term  certain. (3)  In  regard  to  the  case  of  the  West  Boston 
bridge,  the  decision  of  the  legislature  was  merely,  that  the  plaintiffs' 
charter  did  not  give  them  an  exclusive  right  over  the  Charles  river.  But 
the  grant  of  the  new  charter,  in  answer  to  an  application  made  under  a 
claim  of  right^  was  an  admission  that  the  plaintiffs'  rights  were  in- 
fringed.(4)  As  to  the  question,  hovo  near  a  new  bridge  might  be  built, 
the  plaintiffs  are  not  bound  to  answer  it  on  compulsion.  It  is  sufficient 
for  them  that,  in  this  case,  the  two  bridges  are  side  by  side.  The  ques- 
tion is  one  for  a  jury  to  settle,  and  the  damages  must  be  in  proportion 
to  the  amount  of  injury  sustained.  The  maxim  de  minimis,  &c.,  might 
^PPb^-(^)  '^'1*2  plaintiffs'  franchise  does  not  fall  under  the  real  estate,  for 
the  taking  of  which  compensation  is  provided  by  the  defendants'  char- 
ter.(6)  If  legislative  contracts  may  be  violated,  it  must  put  a  stop  to 
the  'nvestment  of  capital  in  public  enterprises.  The  effect  of  the  new 
bridge  is  the  same  as  if  the  legislature  had  sequestrated  $60,000  from 
the  plaintiffs'  tolls  to  build  it.  After  it  hfis  been  paid  for  from  the  tolls, 
it  reverts  to  the  commonwealth,  who  then  either  make  it  free,  and 
thereby  wholly  destroy  the  plaintiffs'  franchise,  or  receive  the  tolls  to 
their  own  use,  in  violation  of  their  contract  with  the  plaintiff's. (7)(/v) 

9.  Parker,  Ch.  J.,  was  of  opinion,  that  as  to  the  inherent  qualities  of 
a  grant,  and  the  construction  of  it  in  relation  to  the  thing  clearl}^ 
granted  and  its  necessary  attributes,  the  rule  is  the  same  with  public 
as  with  private  grants.  Thus,  the  grant  of  a  franchise  implies  the  un- 
disturbed use  of  it,  so  far  as  respects  the  acts  of  the  government  or 

(1)  7  Pick.  492-5.  i      (5)  lb.  501-2. 

(2)  7  Pick.  495-6.  (6)  lb.  502. 
(.3)  lb.  490.  (7)  lb.  503-5. 
(4)  lb.  498.  1 

(a)  See  Lucas  v.  Lottery,  &c.,  11  Gill  &  J.  490. 

(h)  Ace.  Parker,  Ch.  J.,  7  Pick.  530-1.  The  establisliment  of  a  free  bridge  would  be  a 
virtual  assumption  of  the  plaintiCfa'  franchise.     531. 
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those  claiming  under  it,  unless  the  public  convenience,  &c.,  should 
require  otherwise;  and  then  it  implies  a  covenant  to  provide  indemnity. 
But  this  indemnity  is  to  be  predicated  upon  actual  and  not  prospective 
value.(l)  The  plaintiffs'  charter  is  merely  the  grant  of  a  license  to 
build  a  bridge  in  the  place  prescribed,  with  the  right  to  take  toll  from 
passengers.  But  this  toll  being  the  consideration  for  the  erection  of 
the  bridge,  the  legislature  could  not  do  any  act  by  which  the  plaintiffs 
should  be  deprived  of  it,  without  an  indemnity.  The  grant,  however, 
being  only  for  a  bridge  between  Boston  and  Charlestown,  would  not 
preclude  another  one  between  Boston  and  any  other  place.(2)  The 
great  profits  heretofore  derived  from  the  plaintiffs'  bridge  can  have  no 
bearing  upon  this  question.  The  enterprise,  at  its  commencement,  was 
an  uncertain  one,  and  the  question  of  loss  and  gain  was  merged  in  the 
compact ;  and  moreover  present  holders  of  shares  have  probably  taken 
them  at  a  rate  much  above  the  original  value,  relying  upon  the  con- 
tinuance of  the  charter.(3) 

10.  The  judges  of  the  Supreme  Court  of  Massachusetts  being  equally 
divided  in  the  foregoing  case,  the  bill  in  equity  was  dismissed.  The 
case  was  carried  by  the  plaintiffs  below  to  the  Supreme  Court  of  the 
United  States,  by  which  the  judgment  of  the  court  below  was  affirmed, 
three  justices  dissenting.  The  grounds  of  the  several  opinions  were 
substantially  as  follows. 

11.  Taney,  Ch.  J.,  was  of  opinion,  that  the  defendants'  charter  was 
not  unconstitutional,  even  though  retrospective,  and  affecting  vested 
rights,  unless  it  impaired  the  obligation  of  a  contract,  (2  Pet.  413,  8, 
110. )(4)  With  regard  to  the  college  ferry,  it  ceased  to  exist,  as  soon  as 
the  bridge  was  erected,  as  much  as  if  a  convulsion  of  nature  had  made 
there  a  passage  of  dry  laud,  "  The  bridge  was  built  in  the  same  place, 
and  its  abutments  occupied  the  landings  of  the  ferry."  Hence,  even  if 
the  plaintiffs  were  assignees  of  the  ferry,  they  themselves  extinguished 
it,  and  with  it  all  the  ferry  rights  incident  thereto.  But  the  ferry  was 
not  assigned  to  the  plaintiffs.  The  whole  proceedings  show,  that  an 
assignment  by  the  college  was  not  by  any  one  deemed  material  to  the 
plaintiffs'  charter,  but  that  the  ferry  was  taken  by  the  government  for 
public  uses,  a  compensation  being  provided,  and  the  college  consenting 
to  receive  it,  both  during  the  plaintiffs'  charter,  and  after  its  expiration. 
Nor  were  the  plaintiffs  assignees  in  equity  of  the  college.  The  annuity 
was  to  come  out  of  the  tolls,  that  is,  out  of  the  public,  and  was  an  in- 
cumbrance taken  into  account  in  granting  the  charter.  Nor  is  the 
plaintiffs'  charter  to  be  construed  by  the  extent  of  the  ferry  right.  The 
ferry  and  the  bridge  were  different  franchises,  chartered  at  different 
periods,  by  different  acts,  and  without  words  of  reference  from  one  to 
the  other.  As  to  the  construction  of  the  plaintiffs'  charter,  it  is  a  grant 
by  the  public  to  a  private  corporation,  and  must  be  strictly  construed. 
Thus,  in  the  case  of  Prop'rs,  &c.  v.  Wheely,  2  Barn.  &  Aid.  793,  such  a 
grant  is  termed  a  bargain  between  a  company  of  adventurers  and  the 
public,  and  the  former  can  claim  nothing  that  is  not  clearly  given  them. 
In  this  case,  the  charter  authorized  the  company  to  exact  toll  for  arti- 
cles which  passed  "  through  any  one  or  more  of  the  locks."  It  also  ex- 
pressly authorized  all  persons  to  use  the  canal,  so  that  the  company  had 

(1)  7  Pick.  521-3.  •  I      (3)  7  Pick.  532. 

(2)  lb.  526-8.  I      (4)  11  Pet.  639-40. 
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no  power  to  prevent  it.     Yet  the  court  decided,  that  for  using  only  one 
of  the  levels,  without  passing  through  the  locks,  no  toll  could  be  re- 
covered.    Hence,  it  appears  that  the  English  courts  are  restraining  the 
spirit  of  monopoly,  by  confining  corporations  to  the  privileges  plainly 
given  them ;  and  there  is  no  good  reason,  why  in  this,  as  in  other  re- 
spects, we  should  not  follow  the  English  law.     Indeed,  the  same  prin- 
ciple has  been  adopted  in  several  instances,  by  this  court :  (8  Pet.  788, 
8,  289,  4,  168.)     The  case  of  Providence  Bank  v.  Billings^  (4  Pet.  514,^ 
is  very  nearly  analogous  in  principle  to  the  present  case.     There,  the 
plaintiffs  were  incorporated  in  the  usual  form  ;  and  a  tax  was  after- 
wards imposed  upon    all  the  banks  in  the  State.     It  was  held  that, 
although  their  charter  was  a  contract,  the  plaintiffs  were  bound  by  this 
tax,  because  the  State  should  not  he  presumed  to  have  relinquished  so 
essential  and  fundamental  a  powder  as  that  of  taxation.     The  plaintiffs 
contended,  in  that  case  as  in  this,  that  the  taxing  power  might  be  so 
exercised  as  to  destroy  their  franchise.     The  same  principle  applies  to 
all  powers  of  government,  in  which  the  interest  of  the  public  is  in- 
volved.    Of  these  none  is  more  important  in  the  growing  state  of  our 
country,  than  the  opening  of  new  avenues  for  travel  and  trade.(l)     The 
plaintiffs'  charter  expressly  grants  nothing,  but  the  ordinary  faculties 
of  a  corporation  for  the  purpose  of  building  the  bridge,  and  the  right 
to  take  certain  tolls.     It  gives  no  exclusive  privilege  over  the  river ;  no 
power  to  build  themselves,  or  prevent  others  from  building  another 
bridge  ;  no  engagement  that  another  shall  not  be  built,  or  to  abstain 
fro nrevery thing  which  might  diminish  the  tolls.      Hence  no  provision 
of  that  charter  is  violated  by  the  erection  of  the  Warren  Bridge,  which 
neither  interrupts  the  passage  over  the   plaintiffs'  bridge,  nor   renders 
the  way  to  or  from  it  less  convenient,  but  merely  destroys  its  income 
by  diverting  passengers.(2)    The  plaintiffs'  charter  of  1792,  under  which 
alone  they  can  now  claim,  and  which  was  made  while  the  former  one 
v/as  in  full  force,  expressly  refers  to  the  charter  of  the  West  Boston 
Bridge,  and  is  made  to  recompense  them  for  the  injury  thereby  sus- 
tained.    The  acceptance  of  this  charter  precludes  the  plaintiffs  from 
setting  up  an  exclusive  right.(8)     The  fact,  that  amidst  the  great  num- 
ber of  similar  cases  which  have  occurred  in  this  country,  no  such  ex- 
clusive claim  has  before  been  set  up,  indicates  the  general  understand- 
ing that  it  could  not  be  maintained.     If  the  plaintiffs  should  prevail, 
similar   applications  would  immediately  be  made  on  behalf  of  the  nu» 
merous  turnpikes  which  have  been  superseded  by  railroads  and  canals. 
And  as  the  extent  of  the  exclusive  right  is  left  wholly  uncertain,  the 
court  would  be  compelled  to  fix  by  some  arbitrary  rule  the  width  of 
this  new  kind  of  property  in  a  line  oftravel{4:) 

12.  McLean,  J.  was  of  opinion,  that  although  the  plain tiftV  bridge 
was  substituted  for  the  ferry,  yet  they  had  no  assignment  of  the  latter. 
Upon  the  destruction  of  the  bridge,  the  ferry  would  probably  have  re- 
vested in  the  college;  it  certainly  would  not  belong  to  the  plaintiffs. 
The  college,  for  the  annuity,  either  suspended  its  ferry  rights  during 
the  charter,  or  else  abandoned  them  to  the  public.  The  charter  does 
not  grant  the   ferry  privileges  ;  but  refers  to  it,  merely  to  fix  the  site 

(1)  n  Pet.  544-8.  I      (3)  lb.  550-1. 

(2)  Ilj.  548-9.  1      (4)  lb.  551-3. 
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of  the  bridge.(l)  In  regard  to  the  construction  of  the  charter,  the 
broad  rule,  that  in  governmental  grants  nothing  can  be  implied,  is  not 
sustained  by  authority.  Both  by  a  royal  grant,  and  by  a  legislative 
act,  everything  passes  that  is  essential  to  the  enjoyment  of  the  thing 
granted.  A  grant  made  at  the  suit  of  the  grantee  is  construed  strictly  ; 
but  a  grant  by  special  favor  of  the  king,  or  on  a  consideration,  is  con- 
strued more  liberally.  In  the  case  of  the  Sturhridge  Canal  v.  Wlieeley, 
Lord  Tenterden  said  the  right  must  be  c/ear/?/ given  ;  but  afterwards, 
that  it  must  be  clearly  given  by  inference,  in  the  absence  of  an}'  express 
grant.(2).  If  the  boundaries  of  the  plaintiffs'  right  can  be  fixed,  it  is  as 
exclusive  and  as  incapable  of  being  resumed  or  regranted  as  any  other 
public  grant  whatever.  The  franchise,  though  incorporeal,  in  legal 
contemplation  has  body  and  extension,  and  is  as  scrupulousl}^  guarded 
by  law  as  an  interest  in  the  soil.  The  value  of  a  bridge  is  not  esti- 
mated by  its  quantit}^  of  timber  and  stone,  but  by  the  travel  over  it. 
A  destruction  of  the  bridge  would  have  been  a  less  injury  to  the  plain- 
tiffs than  the  establishment  of  a  new  bridge  ;  because  in  the  former  case 
it  might  be  rebuilt,  but  the  injury  caused  in  the  latter  must  be  a  per- 
manent one.  Although  in  extending  the  plaintiffs'  franchise  beyond 
the  timbers  of  the  bridge,  it  is  difficult  to  designate  its  precise  extent; 
yet  there  is  the  same  difficulty  in  every  question  of  public  or  private 
nuisance.  Because  the  franchise  cannot  be  measured  by  feet  and 
inches,  it  does  not  follow  that  the  complainants  have  no  rights.  In 
determining  upon  facts  which  establish  rights  or  wrongs,  an  exercise 
of  judgment  is  indispensable,  the  facts  of  each  case  are  considered,  and 
a  sound  and  legal  conclusion  is  drawn  from  them.  The  previous  erec- 
tion of  other  bridges,  which  remotely  affected  the  plaintiffs,  and  for  one 
of  which,  the  West  Boston  Bridge,  an  indemnity  was  provided,  does 
not  justify  the  present  more  direct  injury.  The  plaintiffs'  franchise 
must  extend  a  reasonable  distance;  not  so  great  as  to  subject  the  public 
to  serious  inconvenience,  nor  so  limited  as  to  authorize  a  ruinous  com- 
petition.(3)  If  the  legislature  may  resume  the  plaintiffs'  franchise  in- 
directly, through  the  instrumentality  of  the  defendants,  they  might 
also  do  it  directly.(4)  The  tolls  are  ^property,  the  value  of  which  may 
be  estimated  by  past  receipts.  The  entire  value  of  the  bridge  consists 
in  the  right  of  exacting  toll.  The  injury  is  of  the  same  nature  as  if  the 
legislature  had  authorized  an  impassable  wall,  encircling  the  ends  of  the 
bridge,  as  distant  from  its  abutments  as  the  Warren  Bridge.(5)  What- 
ever may  be  the  rule  in  other  States,  it  is  well  settled  in  Massachusetts, 
that  chartered  rights  are  entitled  to  protection.  The  case  in  4  Pet. 
560,  merely  decides  that  a  tax  may  be  imposed  upon  property  held 
directly  under  a  grant  from  the  State,  as  well  as  other  property.  So 
the  plaintiffs'  bridge  might  be  taxed,(6)  The  charter  is  nolo,  monopoly^ 
being  granted  for  a  consideration.  A  monopoly  is  the  withdrawing  a 
common  right,  and  vesting  it  exclusivel}^  in  individuals.(7)  The  gov- 
ernment may  take  for  public  uses,  a  bridge  as  well  as  other  private 
property,  in  whole  or  in  part ;  but  on  condition  of  providing  compen- 
sation.(8)     In  the  extension  of  the  national  road  through  the  State  of 


(1)  11  Pet.  556-7. 

(2)  1 1  Pet.  557-8. 

(3)  lb.  560-4. 

(4)  lb.  564, 


(5)  lb.  565-6. 

(6)  lb.  566-7. 

(7)  lb.  567. 

(8)  11  Pet.  569. 
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Ohio,  a  free  bridge  was  thrown  across  a  stream,  by  the  side  of  a  toll- 
bridge  ;  but,  after  reconsidering  an  application  which  was  at  first  re- 
jected, the  proper  authority  estimated  the  value  of  the  charter,  and 
made  compensation.(l)  As  to  the  objection,  that  the  legislature  could 
not  grant  any  part  of  the  eminent  domain,  so  as  to  bind  a  subsequent 
legislature,  this  principle  would  prevent  a  binding  grant  to  the  plain- 
tiffs even  within  the  timbers  of  their  bridge.  Acts  of  incorporation 
are  contracts.  The  charter  to  the  plaintiffs  did  not  preclude  future  and 
similar  charters,  but  the  thing  granted  passed  to  the  grantee,  and  was 
no  more  subject  to  be  resumed  than  a  tract  of  land  ;  except  in  the  case, 
alike  applicable  to  both  grants,  of  its  being  wanted  for  public  use.  _  The 
only  compensation  provided  for  the  plaintiffs  by  their  charter,  is  the 
provision  for  payment  of  the  annuity  by  the  defendants.  The  legis- 
lature has  thus  undertaken  to  do  what  a  jury  only  could  constitution- 
ally do.(2)  McLean,  J.,  was  further  of  opinion,  that  the  charter  to  the 
defendants,  though  operating  to  take  private  property  without_  com- 
pensation, did  not  impair  the  obligation  of  a  contract,  because  it  did 
not  act  directly  upon  the  contract,  and  therefore  was  not  repugnant  to 
the  constitution  of  the  United  States,  but  only  to  the  constitution  of 
Massachusetts;  and  upon  this  ground,  that  the  court  had  no  jurisdic- 
tion of  the  case.(3) 

13.  Story,  J.,  was  of  opinion,  that  the  plaintiffs'  charter  must,  to 
some  extent,  be  construed  by  implication,  because  it  does  not  in  the 
enacting  clause  empower  them  to  build  a  bridge,  or  state  where  it  is 
to  commence  or  terminate,  except  by  inference  from  the  preamble.(4) 
The  charter  is  a  contract  and  grant^  and  to  be  construed  as  such,  and 
not  as  a  mere  law.  The  rule  of  construing  the  king's  grant  strictly,  is 
applicable  only  where  it  admits  of  two  interpretations,  either  of  which 
may  be  adopted  without  violating  the  apparent  objects.  If  one  will 
make  the  grant  void  and  worthless,  and  the  other  will  give  it  a  reason- 
able effect,  the  latter  shall  prevail.  And  in  every  case  the  rule  shall 
bend  to  the  real  justice  and  integrity  of  the  case.  It  is  also  dispensed 
with,  where  the  grant  flows  from  X\iq  special  grace.^  certain  knowledge^  and 
viere  motion  of  the  crown  ;  or  where  it  is  made  for  a  valuable  consider- 
ation, and  therefore  constitutes  a  contract.  And  there  is  no  distinction 
between  grants  of  Zancfe,  and  grants  o^ franchises.  Moreover,  the  plain- 
tiffs' charter  is  not  a  royal  grant,  but  a  legislative  grant,  by  a  public 
statute ;  and  is  therefore  to  receive  a  rational  and  fair  construction, 
according  to  the  general  rules  of  expounding  public  statutes.  We  are 
to  ascertain  the  legislative  intent,  and  to  give  it  a  full  and  liberal  ope- 
ration. It  is  always  to  be  presumed  that  the  legislature  intend  the  most 
beneficial  construction  of  their  acts,  when  the  design  of  them  is  not 
apparent.(5)  Parliamentary  grants  for  private  enterprise  are  contracts, 
and  to  be  reasonably  construed,  according  to  the  intent ;  which  may 
be  either  expressed  or  inferred  from  the  terms.  In  case  of  ambiguity, 
the  contract  shall  be  taken  most  strongly  against  the  grantor,  and 
most  favorably  for  the  public.(a)     There  is  no  analogy  between  royal 

(1)  11  Pet.  568.  I      (4)  lb.  587. 

(2)  lb.  568-71.  (5)  4  Mass.  534-7. 

(3)  lb.  671-83.  I 


(o)  Where  a  grant  is  ois.  private  nature,  in  case  of  ambiguity,  tlie  construction  will  be  in 
favor  of  the  State.     If  of  a  public  nature,  it  will  be  in  favor  of  the  grantee.     And  in  both 
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grants,  and  those  of  a  republican  legislature.(a)  Our  legislatures  neither 
have,  nor  affect  to  have,  any  royal  prerogatives ;  and  our  constitutions 
make  no  provision  for  construing  their  grants  differently  from  those  of 
individuals.  In  the  case  of  a  legislative  grant,  there  is  no  ground  to 
impute  surprise,  imposition  or  mistake,  to  the  same  extent  as  in  a  mere 
private  grant  of  the  crown.  The  former  is  made  upon  deliberation,  and 
after  debate.  This  charter  is  not  a  statute  involving  political  powers 
and  sovereignty,  but  it  is  a  solemn  contract.  It  is  no  more  a  restriction 
upon  the  legislative  power,  than  a  grant  of  land.  In  both  cases  the 
only  restriction  is,  that  the  legislature  cannot  twice  grant  the  same 
thing.  The  legislative poioer  remains  ;  the  subject  matter  only  has  passed 
from  the  hands  of^the  government.  The  charter  is  not  a  grant  in  dero- 
gation of  the  rights  and  interests  of  the  people  ;  for  no  individual  had 
a  previous  right  to  build  a  bridge  over  navigable  waters.  And  if  by 
the ijeople  is  meant  the  State,  the  same  principle  would  apply  to  a  grant 
of  public  land.  If  the  obstruction  of  navigation  is  referred  to,  inas- 
much as  equivalent  public  rights  of  greater  accommodation  were  ob- 
tained, the  charter  was  a  mere  exchange  of  one  public  right  for  another. 
That  a  public  grant  is  against  the  public  interest  is  not  to  be  assumed. 
It  is  a  question  to  be  judged  of  by  the  legislature;  and  in  this  case 
they  expresslj^  declare  that  the  proposed  bridge  loill  be  of  great  public 
utility.  The  court  has  no  authority  to  gainsay  this  declaration.  The 
plaintiffs'  charter  is  not  a  monopoly,  within  the  meaning  of  the  6th 
article  of  the  Massachusetts  Bill  of  Eights.  This  article  is  not  an  inhi- 
bition of  all  legislative  grants  of  exclusive  privileges  ;  but  a  promulga- 
tion of  the  reasons  against  hereditary  officers.  It  admits  the  right  to 
grant  exclusive  privileges  ^or  ^^'i^/Zc  services.  A  monopoly  is  an  exclu- 
sive right  granted  to  a  few,  of  something  which  was  before  of  common 
right;  a  definition  manifestly  inapplicable  to  this  case.  Even  a  mo- 
nopoly, of  such  a  nature  as  to  promote  tlie  public  good,  is  liberally  con- 
strued ;  as,  for  instance,  a  patent  for  inventions.  This  charter  should 
be  liberally  construed,  because  the  work  is  declared  to  be  of  great  pub- 
lic utility,  and  because  the  grant  is  a  contract,  for  adequate  considera- 
tion, and  the  work  was  undertaken  at  the  time  with  very  great  chances 
of  fliilure  and  loss,  which  must  have  been  borne  exclusively  by  the 
grantees.(l)  The  charter  is  the  grant  of  a  franchise  to  erect  a  bridge 
over  Charles  Kiver  between  Charlestown  and  Boston,  and  to  take  tolls 
or  iKiniage  from  passengers.  It  is  limited  to  those  towns.  As  to  the 
extent  of  the  exclusive  right,  it  reaches  a  reasonable  distance  on  the  river ; 
so  that  the  ordinary  travel  to  the  bridge  shall  not  be  diverted.  As  in  all 
cases  of  alleged  nuisance,  the  question  is  not  as  to  the  distance,  but  as  to 
the  injury.  When  the  plaintiffs  accepted  their  charter,  they  took  upon 
themselves  all  risks,  and,  even  though  the  bridge  should  prove  wholly 
unproductive,  they  became  absolutely  bound  by  all  the  engagements 
on  their  part  up  to  the  end  of  the  charter.  They  could  not  even  sur- 
render it  without  the  consent  of  the  legislature  ;  and  at  the  end  of  forty 

(1)  11  Pet.  602-11. 


cases,  upon  the  same  ground,  the  public  good.  Lucas  v.  Lottery,  &c.,  11  Gill  &  J.  490 ; 
Middleton  v  Pritchard,  3  Scam.  520.  See  Hagan  v.  Campbell,  8  Por.  9;  Gledstanes  v. 
Sandwich,  4  Mann.  &  G.  995. 

(a)  See  Mardin  v.  Waddell,  16  Pet.  367. 
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years  must  deliver  the  bridge  in  good  repair  to  tlie  State.    It  is  obvious, 
under  these  circumstances,  that  if  the  legislature  had  expressly  reserved 
the  right  of  granting  other  charters,  which  would  injure  or  wholly  de- 
stroy this  one,  it  would  not  have  been  accepted.     Yet,  by  the  defend- 
ants' charter,  the  legislature  has  annihilated  by  its  own  acts  all  chances 
of  the  plaintiffs'  receiving  tolls,  by  withdrawing  the  whole  travel,  though 
it  is  admitted  it  cannot  take  away  the  barren  right  to  gather  tolls,  if 
any  should  occur,  when  there  is  no  travel  to  bring  a  dollar.    Upon  this 
principle,  the  legislature  might  block  up  every  avenue  leading  to  the 
bridge,  and  at  the  same  time  punctiliously  exact  the  discharge  of  every 
burden  imposed  by  the  charter.    It  is  admitted  that  the  legislature  can- 
not revoke  or  resume  the  plaintiffs'  grant.     Yet  there  is  no  negative 
covenant  in  the  charter ;  it  is  mere  matter  of  implication.     And  does 
not  the  same  implication  which  prohibits  them  from  taking  away  or 
resuming  the  franchise  itself,  also  preclude  them  from  taking  away 
its  whole  substance  and  value?     When  a  thing  is  granted,  the  law 
gives  im))liedly  whatever  is  necessary  for  the  taking  and  enjoying  it. 
In  this  case,  the  tolls  are  thus  necessary  to  the  enjoyment  of  the  plain- 
tiffs' corporate  rights.     A  charter  from  the  government  implies  a  con- 
tract not  to  re-assert  the  right  to  grant  the  franchise  to  another,  or  to 
impair  it.     The  rights  legally  vested  in  any  corporation  cannot  be  con- 
trolled or  destroj^ed  by  a  subsequent  statute,  unless  the  former  act  re- 
■  serve  a  power  for  that  purpose.(l)     In  England,  the  king  cannot  make 
a  grant  which  shall  prejudice  the  profits  of  a  prior  one.     Hence,  in  the 
grant  of  a  fair,  market  or  ferry,  a  clause  is  usually  inserted,  that  it  shall 
not  be  to  the  prejudice  of  any  other  existing  franchise  of  the  same 
nature.     But. if  there  is  no  such  clause,  this  proviso  is  implied;  and 
for  a  breach  of  it,  the  grant  may  be  revoked.    There  can  be  no  distinc- 
tion in  principle  between  a  ferry  and  a  bridge.     Both  are  necessarily 
granted  between  certain  termini^  and  impose  certain  burdens.     The  an- 
cient principle  of  the  English  law,  which  forbids  the  establishment  of 
a  rival  and  injurious  ferry,  has  been  fully  recognized  by  modern  deci- 
sions, both  in  England  and  in  this  country.     Nor  is  there  an}^  distinc- 
tion in  principle  between  a  ferry  established  under  a  grant,  and  one 
established  without  a  grant,  to  the  injury  of  a  subsisting  ferry  ;  nor 
between  the  exclusive  right  of  a  ferry  hy  prescriiJtion^  and  the  right  of 
one  existing  hy  grant.     If  the  plaintiffs  would  have  a  right  of  action 
against  any  one  who  should  forcibly  prevent  a  passenger  from  going 
over  their  bridge,  this  shows  that  they  have  a  right  to  tlie  tolls  before 
they  are  actually  ear) led ;  and  there  is  no  good  reason  why  the  diversion 
of  passengers  in  any  other  way,  as  by  another  bridge,  should  not  also 
give  a  right  of  action. (2)(a) 

(1)  4  "Wheat.  658;  2  Mass.  143-6.  |       (2)  11  Pet.  617-30. 

(a)  The  above  outline  of  Judge  Story's  learned,  elaborate  and  eloquent  opinion,  is  exceed- 
ingly meagre  and  imperfect ;  but  on  account  of  its  great  length,  is  all  for  which  I  have  room. 
I  would  only  add,  that  this  opinion  has  never  been  surpassed,  in  talent  and  learning,  by 
any  effort,  even  of  its  distinguished  author. 

Another  case,  involving  many  of  the  same  principles,  and  some  new  ones,  has  been 
recently  decided  in  Massachusetts.  The  plaintiffs  were  incorporated,  with  power  to  build  a 
dam  westerly  from  Boston  to  Brookline,  over  an  arm  of  the  sea,  and  thence  to  run  a  cross- 
dam  southerly,  to  the  shore,  making  on  one  side  of  the  cross-dam  a  full  basin,  and  on  the 
other  an  empty  or  receiving  one;  to  cut  raceways  from  one  to  the  other;  to  have  the  use 
■of  the  land  in  the  basins,  derived  partly  from  the  State  and  partly  from  individuals,  either 
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13  a.  The  charter  of  the  Eichmond,  Fredericksburg  and  Potomac 
Eailroad  Company,  provided  as  follows:  "Whereas,  the  railroad  au- 
thorized by  this  act,  will  form  a  part  of  the  main,  northern  and  south- 
ern route,  between  the  city  of  Eichmond  and  the  city  of  Washington, 
and  the  privilege  of  transporting  passengers  on  the  same,  and  receiving 
the  passage  money,  will,  it  is  believed,  be  a  strong  inducement  to  indi- 
viduals to  subscribe  for  stock  in  the  company,  and  the  general  assem- 
bly considers  it  just  and  reasonable,  that  those  who  embark  in  the  en- 
terprise, should  not  be  hereafter  deprived  of  that  which  forms  a  chief 
inducement  to  the  undertaking:  Be  it  therefore  enacted  and  declared, 
and  the  general  assembly  pledges  itself  to  the  said  compan}-,  that  in 
the  event  of  the  completion  of  the  said  railroad,  from  the  cit}-  of  Eich- 
mond to  the  city  of  Fredricksburgh,  within  the  time  limited  by  this 
act,  the  general  assembly  Vv'ill  not,  for  the  period  of  thirty  years  from 
the  completion  of  the  said  railroad,  allow  any  other  railroad  to  be  con- 
structed between  the  city  of  Eichmond  and  the  city  of  Washington,  or 
for  anjr  portion  of  the  said  distance,  the  probable  eiffect  of  which  would 
be  to  diminish  the  number  of  passengers  travelino-  between  the  one 
city  and  the  other,  ujion  the  railroad  authorized  by  this  act,  or  to  com- 
pel the  company,  in  order  to  retain  such  passengers,  to  reduce  its  pas- 
sage money,"  was  not  infringed.  Held,  tbe  charter,  by  the  subsequent 
act,  authorized  the  Louisa  Eailroad  Companv  to  cross  the  track  of  the 
other  road  at  some  distance  from  Eichmond,  and  to  continue  their  road 
to  Eichmond,  unless  the  first  company  would  allow  them  to  transport 
passengers  and  freight  over  their  road  at  certain  rates.  [McLean, 
Wayne,  and  Curtis,  Js.,  dissenting.](l) 

14.  In  a  recent  case  in  New  Hampshire,  between  two  bridge  corpo- 
rations, similar  questions  were  raised.  The  court  remarks:  "ifFhad 
had  the  grant  of  a  ferry  generally,  we  should  pause  before  holding  that 
the  legislature  could  not  grant  a  bridge,  or  even  another  ferry,  so  near 
as  to  be  consequentially  injurious  to  him.  Upon  this  subject  different 
opinions  have  been  entertained  ;  and  it  may  well  be  questioned  whether 
the  grantee  of  a  ferry,  or  of  a  right  to  erect  and  maintain  a  bridge  at  a 
particular  place,  without  any  terms  of  exclusion  in  the  grant,  can  set 
up  that  right  in  avoidance  of  any  other  grant  which  is  not  directly  in- 
jurious in  its  operation,  but  injurious  merely  in  its  remote  consequences, 
by  diverting  travel  and  tolls."(2) 

(1)  Richmond,  &c.  ■!;.  Louisa,  &c.,  13  How.  I      (2)  Piscataqua,  &c.  v.  N.  H.  Bridge,  7  N. 
U.  S.  71.  I  H.  59 ;  (Gallender  v.  Marsh,  1  Picif.  432.) 


by  purchase  or  appropriation  for  public  use,  at  an  appraisement,  and  to  use,  sell  or  lease  the 
power  thus  created.  The  dams  were  built  accordingly,  and  also  mills  ;  and  afterwards  the 
defendants  were  incorporated,  with  power  to  construct  a  railroad  across  the  basins,  com- 
pensating the  plaintifls  for  any  injury  thereby  occasioned  to  them.  Held,  the  latter  charter 
was  not  unconstitutional :  that  the  plaintiff's  franchise  was  not  annulled  thereby,  but  merely 
a  portion  of  the  land,  over  which  it  was  to  be  used,  appropriated  to  another  and  distinct 
public  use,  consistently  with  the  provisions  of  the  plaiutifl^'s  charter,  which  gave  only  an 
interest  and  qualified  property  in  the  land,  subject  to  such  future  appropriation.  Boston 
Water,  &c.  v.  Boston  &  Worcester,  &c.,  23  Pick.  360 ;  ace.  Bellona,  3  Bland.  448.  So,  where 
the  land  of  an  individual  is  taken,  under  authority  of  the  legislature,  for  a  public  use,  and  a 
full  compensation  paid  to  tlie  proprietor  for  a  perpetual  easement  therein  ;  and  is  afterwards 
appropriated,  by  legislative  authority,  to  another  public  use  of  a  like  kind;  the  owner  is  not 
«ntitled  to  any  further  compensation.  Chase  v.  Sutton,  &c ,  4  Cush.  152.  In  New  Hampshire 
the  Revised  Statutes  provide  (pp.  119-20,)  that  a  corporate  franchise,  &c.,  may  legally  be 
taken  for  a  highway.  See  Bell  v.  The  Hull,  &c.,  2Nich.,  &c.  279;  Manser  v.  Northern,"' &c 
lb.  380 ;  4  Ad.  &  El.  (N.  S.)  46. 
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15.  The  court  proceed  to  remark,  that  the  understanding  would  seem 
to  be  in  that  State,  that,  unless  the  grant  of  a  iranchise  contains  special 
provisions  against  competition,  it  is  left  to  the  wisdom  and  discretion  of 
the  legislature  to  afford  proper  protection,  by  withholding  any  new 
grant  in  the  immediate  vicinity  of  the  old  one,  except  in  case  of  im- 
perious necessity.  The  grantee  is  presumed  to  assent  to  a  new  grant 
which  only  remotely  afi'ects  his  interests,  provided  the  terms  of  his  own 
charter  are  not  violated.  Hence,  though  one  has  an  exclusive  ferry 
within  certain  limits,  the  legislature  may  charter  a  bridge  near  it,  pro- 
vided the  place  actually  occupied  by  the  ferrV  is  not  taken,  and  an  ex- 
clusive ferry  is  left  him  as  before ;  even  though  its  profits  are  impaired. 
So,  with  regard  to  a  biidge;  the  grant  of  it  is  necessarily  exclusive,  so 
far  as  the  bridge  it.self  extends;  so  that  a  subsequent  legislature  can- 
not treat  the  grant  as  void,  and  authorize  another  bridge  on  the  same 
foundations,  or  in  the  same  place.  The  charter  of  a  bridge  may  go  be- 
yond this,  and,  as  a  matter  of  necessity,  may  authorize  the  grantees  to 
lay  broader  foundations,  or  erect  works  above  or  below  for  the  preser- 
vation of  the  structure.  On  the  same  principle,  the  legislature  may 
make  other  grants,  sufficient  to  secure  the  erection  of  the  bridge  b}'  the 
prospect  of  remuneration,  and  provide  for  its  preservation  and  repair 
by  me;:ns  of  tolls.  They  alone  are  to  judge  how  far  the  grants  shall 
extend.  The  court  further  remark,  that  changes  in  population  and 
intercourse  may  require  the  opening  of  new  avenues  within  the  limits 
of  an  exclusive  grant.  In  such  case,  the  individual  right  is  subser- 
vient to  the  public  use  ;  "  but  v\'hatever  the  public  require,  they  are  able 
to  pay  for."  Upon  these  grounds  it  was  held,  that  a  subsequent  charter 
to  the  defendants  was  not  unconstitutional  or  void,  but  good  as  against 
the  public;  that  the  prior  franchise  of  the  plaintiffs  was  their  property, 
and  could  not  be  taken  without  compensation;  but  that  the  right  to 
take  ityor  a  compensation  did  not  impair  the  obligation  of  a  contract,  no 
covenant  being  implied  in  the  former  grant.  It  may  be  questioned 
whether  a  legislature  ean  part  with  its  right  to  take  property  for  public 
uses.  But  the  act  must  itself  provide  compensation.  It  is  not  sufficient 
that  the  plaintiffs  have  a  right  of  action  for  the  damage  which  thej^  sus- 
tain. "The  legislature  cannot  empower  any  one  to  do  a  ivrong ;  and  a 
right  to  take  by  wrong,  (thereby  giving  a  right  of  action,)  would  be  a 
solecism.  So  far  as  the  defendants  may  act  lawfully  under  their 
charter,  they  are  not  subject  to  an  action.  So  far  as  they  cannot,  the}^ 
ought  to  refrain.  Their  charter  does  not  purport  to  authorize  them  to 
interfere  v.'ith  the  plainiiff'^s  pro23erfi/.^\l)  Upon  the  ground  last  named, 
the  defendants'  charter  was  held  void. 

16.  In  1819,  a  case  arose  in  the  State  of  New  york,(2)  which,  tht)ugh 
turning  upon  the  construction  of  a  deed,  and  not  of  a  legislative  grant, 
involved  similar  considerations  to  those  dwelt  upon,  at  so  great  length, 
in  the  case  of  the  Charles  liiver  Bridge.  The  deed  conveyed  the  ex- 
clusive right  of  the  grantor  to  navigate  with  steamboats  from  the  city 
of  New  York  to  Elizahethtoivn  Point.  The  defendant,  to  a  bill  for  in- 
junction brought  by  the  grantee,  answered,  that  he  navigated  between 
New  York  and  JlaktccVs  Pointy  which  was  within  the  townsliip  of  Eliza- 
bethtown,  but  separated  from  Elizabethtown  Point  by  a  large  and 

(1)  Piscataqua,  &c.  v.  N.  H.  Bridpje,  7  N.  I      (2)  Ogden  v.  Gibbons,  4  John.  Cha.  150. 
H.  53  ;  (Callender  v.  Marsh,  1  Pick.  432.)        | 
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navigable  creek ;  and  that  bis  wharf  is  near  Elizabethtown  Point.  In 
giving  judgment  for  the  plaintiff,  Kent,  Chancellor,  remarked, (1)  that 
the  grant  of  an  exclusive  right  to  run  steamboats  between  New  York 
and  Elizabethtown  Point,  was  intended  to  comprehend  the  entire  bene- 
fit of  all  the  travelling  and  passengers  going  to  and  from  Elizabethtown 
and  New  York.  It  meant  to  embrace  the  whole  stream  of  intercourse 
between  these  two  places,  and  Elizabethtown  Point  was  used  for  the 
landing-place  of  the  town.  No  other  landing-place  occurred  to  the 
parties,  or  it  doubtless  would  have  been  inserted.  The  intention  of  the 
instrument  is  clear,  from  the  general  description,  and  the  nature  of  the 
grant  as  an  exclusive  privilege,  and  the  particular  locality  of  the  land 
and  waters.  An}'  other  construction  is  unreasonable,  and  incompatible 
with  the  objects  of  the  grant,  and  the  principles  of  the  common  law. 
The  exclusive  right  desci*ibed  includes  the  use  of  the  waters  on  the 
usual  passage  between  those  termini.  Any  narrower  construction 
would  render  the  deed  a  fraud  upon  the  grantee.  It  would  be  like 
granting  an  exclusive  right  of  ferriage  between  two  given  points,  and 
then  setting  up  a  rival  ferry  within  a  few  rods  of  those  verj^  points, 
and  within  the  same  course  and  line  of  travel.  The  common  law  con- 
tained principles,  dictated  by  a  sounder  judgment  and  a  more  enlight- 
ened morality.  The  grant  must  be  so  construed  as  to  give  it  due  effect 
by  excluding  all  contiguous  and  injurious  competition. 

17.  Application  for  injunction  by  the  Mohawk  Bridge  Company 
against  the  Utica,  &c.,  Eailroad  Company,  to  restrain  the  erection  of  a 
bridge  over  the  Mohawk  river.  The  plaintiffs  owned  a  toll  brido-e 
across  the  river,  about  one  hundred  rods  above  the  defendants'  pro- 
posed bridge;  and  their  bill  alleged,  that  the  latter  would  be  a  damao-e 
to  them,  by  diverting  travel  from  their  bridge,  and  interfere  with  the 
exclusive  privilege  secured  by  their  charter.  The  plaintiffs'  charter 
prohibited  any  ferry  within  a  certain  distance  from  the  brido-e.  The 
Chancellor,  in  giving  his  opinion  against  the  application,  remarked  as 
follows :  As  the  erection  of  the  defendants'  bridge  was  authorized  b\^ 
their  charter,  the  natural  remedy  of  the  complainants  will  be  a  suit  at 
law,  after  any  injury  has  occurred.  The  only  relief  to  which  the  com- 
plainants can  be  entitled,  on  account  of  the  diversion  of  travel,  would 
be  an  injunction  to  restrain  the  defendants  from  carrying  passengers 
across  the  river  on  their  bridge.  But  this  could  not  deprive  the  defend- 
ants of  the  right  to  have  a  bridge  to  cross  upon  with  their  locomotives 
and  cars,  which  would  not  interfere  with  the  rights  of  the  complainants. 
There  cannot  be  a  reasonable  doubt,  however,  as  to  the  defendants' 
right  of  carrying  passengers  across  the  river  in  their  cars,  so  long  as 
they  confine  themselves  to  those  who  travel  upon  the  railroad,  and  do 
not  carry  those  who  merely  wish  to  cross  the  river  in  that  way  to 
avoid  the  plaintiffs'  toll.  The  plaintiffs'  charter,  though  prohibitino-  a 
ferry,  does  not  deprive  a  future  legislature  of  the  right  to  authorize  an- 
other bridge,  if  the  public  good  so  require ;  much  less  to  provide  for  a 
conveyance  from  one  part  of  the  State  to  another,  by  an  improvement 
which  was  unknown  when  the  charter  was  granted.  Even  if  the  plain- 
tiffs' charter  had  given  them  the  exclusive  right  of  erectincr  a  toll-brido-e 
across  the  river  at  Schenectady,  the  grant  to  the  defendants,  to  cro'ss 

(1)  lb.  160-1. 
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the  river  with  their  railway  from  Schenectady  to  Utica,(a)  would  be  no 
infringement  of  it,  as  the  railroad  bridge  would  not  be  a  toll-bridge, 
within  the  meaning  of  the  former  act ;  which,  being  in  derogation  of 
public  rights,  must  be  construed  strictly,  and  with  reference  to  the  in- 
tent and  particular  objects  of  the  grant.(l) 

18.  The  plaintiffs  erected  a  toll-bridge  over  the  river  Wallkill,  in 
connection  with  a  turnpike,  under  an  act  of  the  legislature ;  and  the 
defendants  afterwards  erected  another  road  and  bridge  near  to  the 
former,  and  thereby  diverted  the  toll  from  the  plaintiffs'  bridge.  The 
suit  Avas  a  bill  in  Chancery,  for  a  perpetual  injunction,  as  for  a  nuisance. 
Kent,  Chancellor,  in  giving  judgment  for  the  plaintiffs,  said,  '*  Con- 
sidering the  proximit}^  of  the  new  bridge,  and  the  facility  that  every 
traveller  has  by  means  of  it  and  the  road  connected  with  it  to  shun  the 
plain tiff"'s  gate,  which  he  would  otherwise  be  obliged  to  pass,  I  cannot 
doubt  for  a  moment,  that  the  new  bridge  is  a  direct  and  immediate  dis- 
turbance of  the  plaintiff's  privileges.  The  new  road  by  its  termini 
created  a  competition  most  injurious  to  the  statute  franchise ;  and  be- 
comes, in  respect  to  such  franchise,  a  nuisance.  The  consideration,  by 
which  individuals  are  invited  to  expend  money  upon  great,  expensive 
and  hazardous  public  works,  as  roads  and  bridges,  and  to  became  bound 
to  keep  them  in  repair,  is  the  grant  of  an  exclusive  toll.  This  right, 
thus  purchased  for  a  valuable  consideration,  cannot  be  taken  away  by 
direct  or  indirect  means,  both  of  which  are  equally  unlawful. "(2) 

19.  In  1784,  the  legislature  of  Connecticut  licensed  A  and  B  to 
establish  a  line  of  stages  from  Hartford  to  Bj'ram  river,  during  the 
pleasure  of  the  legislature,  and  prohibited  all  other  persons  in  the 
meantime  from  setting  up  any  stage-wagon  on  the  road,  without  license, 
under  a  penalty.  Held,  this  was  a  grant  to  A  and  B  of  an  incorporeal 
hereditament,  in  the  nature  of  a  franchise,  but  that  it  did  not  extend 
to,  and  was  incapable  of  assignment  b}',  their  heirs,  because  the  words 
heirs  and  assigns  were  not  used  ;  that  the  words  of  exclusion  must  be 
restricted  to  the  duration  of  the  grantees'  interest  ;  and  that  the  use  of 
the  road  by  an  assignee  of  A's  administrator  for  nearly  twenty  j^ears, 
without  interruption  or  the  interference  of  any  other  line,  being  a  use 
which  was  lawful  for  him  in  common  with  others,  raised  no  presump- 
tion of  an  exclusive  title.(3) 

20.  In  another  case  in  the  same  State,  (the  particular  facts  of  which 
it  is  unnecessary  to  enumerate,)  the  legislature  incorporated  certain 
persons,  and  authorized  them  to  construct  locks  in  connection  with  a 
toll-bridge  to  be  erected  by  them.  Dagget,  J.,  remarked  as  follows : 
This  case  is  not  like  grants  of  turnpilces,  ferrxjs,  banks,  &c.  A  grant  to 
construct  locks  exhaust  the  power  of  the  legislature  of  locking  those 
falls.  A  grant  to  another  company,  to  lock  the  same  falls,  would  be  a 
palpable  infringement  of  the  first  grant.  It  would  strip  the  first  gran- 
tees of  essential  rights,  the  power  of  reimbursing  themselves  for  neces- 

(1)  Mohawk  Bridge  v.  Utica,  &c.,  6  Paige,  I  and  the  court  issued  a  mandatory  iujuriction 
554.     See  Great  NorMi,  &c.  v.  Clarence,  &c.,    for  their  removal. 

1  Coll.  507  ;  where  one  company  had  erected  1      (2)  Newburgh  Turnpike  v.  Miller,  5  John, 
walls  to  prevent  the  other's  crossing  its  road,  I  Cha.  101. 

(3)  Nichols  V.  Gates.  1  Conn.  318. 

(a)  Tlie  act  authorized  the  cotistruction  of  a  railroad  or  way,  and,  when  necessary,  to  con- 
struct the  railroad  or  ways  across  any  stream  of  water.     P.  561. 
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sar}^  and  heavy  expenditures.  Such  an  act  would  be  void,  as  opposed 
to  common  right,  and  to  the  constitution  of  the  United  States.  Nor 
can  the  grant  be  resumed  upon  compensation.  A  franchise,  in  the  pos- 
session and  execution  of  which  the  public  interest  may  be  as  well  sub- 
served by  one  company  as  another,  cannot,  like  land,  be  taken  for  pub- 
lic purposes.  Could  the  State  divest  the  several  banks  of  their  char- 
tered rights  to  make  room  for  a  State  Bank  ?  It  was  further  held, 
however,  that,  as  the  right  was  granted  to  the  plaintiffs  thirty  j'ears 
before,  as  the  erection  of  the  locks  was  merely  incident  to  the  bridge, 
and  in  itself  voXiiQV  a  burden  than  a  privilege,  and  as  the  power  had  lain 
dormant  fifteen  years,  the  plaintiffs  were  not  in  the  exercise  and  enjoy- 
ment of  any  right,  and  the  Court  of  Chancery  would  uot  interfere,  by 
injunction,  to  prevent  the  execution  of  a  grant  for  this  great  public  ob- 
ject to  another  corporation. (1) 

20  a.  Similar  questions  have  more  recently  arisen  in  the  same  State, 
between  a  bridge  and  a  railroad  corporation.  It  is  held,  that  the  fran- 
chise of  tlte  Enfield  Toll  Bridge  Compamj^  (aside  from  any  special  legis- 
lation regarding  it,)  is  subject  to  the  same  legislative  control,  for  public 
use,  as  any  other  species  of  property. (2) 

20  h.  A  corporation,  created  by  the  legislature,  was  authorized 
to  erect  a  bridge  across  Connecticut  River,  from  Enfield  to  Suf- 
field,  and  to  collect  certain  tolls;  and  the  charter  provided,  that  "  no 
person  or  persons  shall  have  liberty  to  erect  another  bridge,  anywhere 
between  the  north  line  of  Enfield  and  the  south  line  of  Windsor." 
Held,  this  was  not  a  covenant  distinct  from  the  franchise,  but  identical 
with  it,  and  subject  to  the  same  laws.(3) 

20  c.  The  charter  of  a  railroad  compan}^  provided,  that  the  company 
should  be  holden  to  pay  all  damages  that  might  arise  to  any  person  or 
persons,  and  that  freeholders  should  assess  just  damages  to  those  whose 
real  estate  might  be  taken,  or  injured.  Held,  a  franchise,  issuing  out 
of  land,  was  an  incorporeal  hereditament,  which  might  be  treated  as 
real  estate  within- the  charter,  and  an  injury  done  to  it  be  the  subject 
of  assessmeht.(4:) 

20  d.  The  charter  of  the  Hartford  and  Springfield  Railroad  Company 
provides,  that  nothing  therein  contained  shall  be  construed  to  prejudice 
or  impair  any  of  the  rights  now  vested  in  the  Enfield  Bridge  Company. 
Held,  this  did  not  protect  that  company  from  the  legislative  power  of 
eminent  domain,  with  respect  to  its  franchise,  but  only  declares,  that, 
notwithstanding  the  privilege  of  constructing  a  railroad  from  Hartford 
to  Springfield,  in  the  most  direct  and  feasible  route,  granted  by  such 
charter,  the  franchise  of  the  Enfield  Biidge  Company  should  j'emain  as 
inviolate  as  the  property  of  other  citizens  of  the  State ;  i.  e,,  if  taken, 
or  injured,  compensation  should  be  made.     [Two  judges  dissenting.] (5) 

20  e.  So,  it  is  held  in  Georgia,  that  the  legislature,  or  the  inferior 
court,  as  its  agent,  after  having  chartered  a  company  to  make  a  particu- 
lar improvement,  for  public  accommodation,  without  any  provision 
that  no  rival  improvement  should  afterwards  be  authorized,  may  grant 
a  charter  to  another  company,  or  individual,  to  make  an  improvement 

(1)  Enfield  Toll,  &c.  v.  Connecticut,  &c.,  7  i  (3)  lb. 
Conn.  52-4.                                                          I  (4)  lb. 

(2)  Enfield  Toll  Bridge  Co.  v.  Hartford  &  (5)  lb. 
New  Haven  Railroad  Co.,  17  Conn.  454.          | 
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of  the  same,  or  of  a  different  kind,  to  afford  the  liice  accommodation, 
however  the  work  of  the  junior  company  may  impair,  or  even  de- 
stroy, the  profits  of  the  elder.(l)  The  doctrine  is,  that  the  legislature 
may  grant  charters,  with  exclusive  privileges  ;  but,  should  a  change  in 
the  business,  population  and  intercourse  of  the  country  require  it,  new 
avenues  may  be  opened  within  the  limits  of  such  exclusive  grant,  by 
providing  just  compensation.  That  there  is  no  difference  between  a  fran- 
chise and  any  other  property  in  this  respect ;  all  may  be  made  subser- 
vient to  the  public  use,  provided  the  public  faith  be  not  violated  in  ma- 
king adequate  remuneration. (2) 

20/  So  it  is  held  in  Vermont,  that  there  is  no  implied  contract  by  the 
State,  in  a  charter  of  a  turnpike,  or  other  private  corporation,  that  their 
property,  or  even  their  franchise,  shall  be  exempt  from  the  common 
liabilitj'  of  the  property  of  individuals,  to  be  taken  for  the  public  use, 
on  making  proper  compensation.  And  a  railroad  is  an  improved 
highway,  and  property  taken  for  its  use,  by  authority  of  the  legislature, 
is  property  taken  for  the  public  use,  as  much  as  if  taken  for  any  other 
highway.  So  the  legislature  may  delegate  its  power  to  a  railroad  cor- 
poration, to  take  private  property  for  public  use,  in  the  construction  of 
'their  railroad,  as  well  as  to  a  turnpike  corporation,  for  a  like  use.(3) 

20  g.  So,  where  there  has  been  a  legislative  grant  to  a  private  corpora- 
tion, to  erect  a  bridge,  turnpike,  or  other  public  convenience,  which  is 
not  in  its  terms  exclusive ;  there  is  no  constitutional  obligation  on  the 
legislature,  not  to  grant  to  a  second  corporation,  the  right  to  er^ct  ano- 
ther one,  for  a  similar  purpose,  so  near  the  former,  as  greatly  to  impair, 
or  even  to  destroy,  its  value,  and  this  without  making  compensation. (4) 
20  h.  But,  so  far  as  the  real  estate  of  such  private  corporation,  or  their  in- 
terest in  real  estate,  is  concerned,  they  are  entitled  to  the  same  consti- 
tutional protection,  as  to  compensation,  that  an  individual  would  be. (5) 

21.  A  ver}'  important  case  recentl}^  arose  in  Maryland,  which,  in 
addition  to  some  points  of  a  political  character,  involves,  in  a  peculiar 
form,  the  question  of  chartered  rights.(6) 

22.  The  defendants  were  incorporated  by  the  legislature  of  Mary- 
land, in  1827,  for  the  purpose  of  constructing  a  railroad  from  Balti- 
more to  the  Ohio  river.  In  1824,  the  plaintiffs  were  incorporated  in 
Virginia,  upon  condition  of  the  as.sent  of  Maryland,  Pennsylvania, 
Congress  and  the  Potomac  Company,  of  which  the  plaintilfs  were  to 
become  assignees,  and  whose  object  was  the  improvement  and  exten- 
sion of  the  navigation  of  the  Potomac,  by  canals,  locks,  &c.  The  as- 
sent of  the  parties  mentioned  being  obtained,  the  Potomac  Company 
transferred  its  rights  to  the  plaintiffs.  The  plaintiffs'  charter  designa- 
ted the  valley  of  the  Potomac  as  the  route  of  the  proposed  canal.  Be- 
tween the  Point  of  Bocks  and  Cumberland,  in  this  valley,  on  the  ^Fary- 
land  shfjre,  there  were  between  40  and  50  miles  of  narrow,  diflicult 
pas.^es,  requiring  for  the  canal  embankments  in  the  bed  of  the  river, 
and  thus  rendering  it  impracticable,  unless  the  ])laintiirs  should  iiave 
a  prior  choice  of  location  to  the  defendants.  Held,  the  plaintiffs  had 
such  priority  of  choice.     The  charter  of  the  Potomac  Companj'  was  a 


(1)  Shorter  v.  Smith,  9  Goo.  517. 

(2)  lb. 

(3)  White  River,  &c.  v.  Vermont  Central, 
&c.,  21  Venn.  590. 

(4)  lb. 


(5)  lb. 

(6)  (Chesapeake,  &c..  Canal  v.  BalUtnore,  &c., 
Railroad,  4  Gill  &  J.  1.  Two  judges  dis- 
sented.    See  11  lb.  490. 


CHAP.  LXIV.]  FRANCHISES,  ETC.     CONSTITUTIONAL  LAW.  67 

contract  between  the  States  of  ^[aryland  and  Virginia  an(l  the  corn- 
pan}^,  not  to  be  impaired  without  the  consent  of  the  hitter.     The  Poto- 
mac Company  had  a  right,  which  the  subsequent  charter  of  the  defend- 
ants could  not  impair,  to  select,  or  appropriate,  bj  purchase  or  con- 
demnation, any  lands  in  the  valley,  for  canals  along  the  river,  and  the 
plaintiffs  succeeded  to  this  right.     An   abridgment  of  the  right  of 
choice  in  selecting  the  route  impairs  the  obligation   of  the  contract. 
It  is  not  like  the  case  of  an  elder  and  junior  warrant  to  land,  where  the 
first  location  gives  a  prior  right ;  but  the  act  of  incorporation  is  a  grant, 
and  the  right  conferred  a  vested  franchise,  independent  of  any  act  of 
location  or  survey.     The  corporate  right  to  select  and  acquire  land  for 
the  authorized  purposes  of  a  corporation,  is  proper/:?/.     It  is  an  incor- 
poreal hereditament ;  not  a  legal  title  to  the  land  itself,  nor  a  mere  ca- 
pacity to  acquire  and  hold  land,  common  to  every  individual ;  but,  in 
addition  thereto,  it  is  a  right  or  privilege,  a  portion  of  the  eminent  do- 
main, vested  in  the  corporation,  to  acquire  the  legal  title  to  land,  sub- 
jected by  the  grant  to  its  will.     This  franchise  of  one  corporation  can- 
not afterwards  be  given  to  another  ;  nor  can  any  other  legally  acquire 
a  right  of  way,  or  title  to  land,  embraced  in  the   franchise,  which  will 
interfere  with  the  powers  of  the  former  grantee. 

23.  It  has  been  held  in 'Alabama,  that  a  ferry  over  a  public  water- 
course, held  by  the  license  of  an  authorized  tribunal,  is  subject  to  the 
public  convenience.  Hence,  a  toll-bridge,  erected  near  it  by  a  corpora- 
tion chartered  for  that  purpose,  is  no  infringement  of  the  previous 
right ;  nor  does  the  principle  against  taking  private  property  without 
compensation,  apply  to  such  a  case.(l) 

24.  In  South  Carolina,  the  State  may  take  the  charter  of  any  toll 
corporation,  after  thirty-four  years  from  the  first  receipt  of  tolls,  upon 
paying  the  par  value  of  the  stock,  where  the  State  did  not  take  stock 
therein,  or  the  charter  was  granted  to  individuals  in  fee.  The  State  may 
grant  other  charters,  when  the  public  convenience,  &c.,  requires.  When 
the  public  good  requires  a  bridge  at  a  chartered  ferry,  the  State  may 
make  it,  on  paying  the  ferry  corporation  100  per  cent,  advance,  upon 
the  cost  of  roads  and  landings  connected  therewith. (2) 

25.  In  Illinois,  counties  ma}^  purchase  toll-bridges,  or  turnpikes,  on 
paying  the  cost,  and  ten  per  cent.  interest.(3)(a) 

(\)  Dyer  V.  Tuscaloosa,  2  Port.  296.  |      (3)  Illin.  Rev.  L.  308. 

(2)  S.  C,  Sts.  1827,  19,  20,  27.  | 

(a)  In  Pennsylvania,  the  legislature  may  constitutionally  incorporate  a  company  to  make 
a  lock  and  slack-water  navigation,  without  requiring  compensation  for  consequential  damage 
to  individuals.  Tiie  Moaongahela,  &c.  v.  Coons,  Law  Rep.  May.  1844,  p.  38.  As  to  the 
rule  adopted  in  Mississippi,  see  Commercial,  &c.  v.  Chambers,  8  S.  &  M.  9 
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CHAPTER  LXV. 


FRANCHISES.— FAIRS  AND  MARKETS. 


1.  In  the  Euglisli  law,  the  title  of  Franchises  embraces  a  variety  of 
subjects — such  as  Forest^  Chase,  Free  Warren,  &c. — which  are  wholl}' 
unknown  to  American  jurisprudence.  The  right  of  Fishery  is  also 
classed  under  the  same  head  ;  but  this  will  be  more  appropriately  con- 
sidered in  connection  with  the  general  zwh^eci  o\Water-courses.  Another 
franchise,  in  England,  is  the  right  of  holding  a  fair  or  viarJtet,{a)  which 
is  derived  trom  the  king's  prerogative.  But,  to  prevent  the  nuisance 
arising  from  the  excessive  multiplication  of  fairs,  when  the  king  grants 
a  patent,  it  is  usual  to  have  a  writ  ad  quod  damnum  executed  and  re- 
turned. And,  if  the  patent  be  found  ad  damnum  of  the  neighboring 
markets,  it  is  void.(l) 

2.  If  a  person  levies  a  fair  or  market  in  a  vill  next  to  one  in  which 
a  fair  or  market  has  been  long  held,  to  be  on  the  same  day,  by  which 
the  latter  is  injured,  it  is  a  nuisance.  So,  if  erected  without  patent, 
to  be  held  on  difi'erent  days,  it  may  be  a  nuisance.(2) 

3.  But  the  lapse  of  twenty-three  years  has  been  held  to  bar  an  action 
in  favor  of  the  proprietor  of  the  old  fair,  having  a  patent,  against  the 
proprietor  of  the  new  one.(3) 

■4.  A  toll,  though  usually  annexed  to  a  fair  or  market,  is  not  a  ne- 
cessary incident,  but  derivable  only  from  the  king's  grant,  or  by  pre- 
scription; and,  if  the  toll  be  unreasonable,  the  grant  is  void.  A  fair 
Vv'ithout  toll  is  called  free.(4) 

5.  An  ancient  statute  (Westminster  1,  c.  1,  )provides,  that  the  taking 
of  outrasreous  toll  shall  be  punished  by  a  forfeiture  of  the  franchise.(5) 

6.  If  a  fair  is  granted,  generally,  the  grantee  may  hold  it  where  he 
pleases.  And  if  granted  within  a  certain  town,  after  locating  it  in  one 
place  he  may  remove  it  to  another;  provided  the  change  be  not  an  in- 
convenience' to  the  public.  The  right  of  removal  is  incident  to  the 
grant.  This  principle  is  said  to  be  a  salutary  one,  because  the  changes 
which  take  place  in  the  buildings  of  a  town,  require  a  corresponding 
change  in  the  market.  After  the  old  place  is  abandoned,  tl)e  owner 
may  treat  those,  who  enter  upon  it  without  leave,  as  trespassers. (6)(/;) 

7.  If  one  has  a  grant  to  hold  a  fair  on  Monday,  and  he  holds  it  on 


(1)  Rex  V.  Butler,  3  Lev.  222 :  2  Vent. 
344 ;  Bac.  Abr.  Prerogative,  F.  1 ;  7  Pick. 
482  ;  Mosley  v.  Walker,  7  B.  &  U.  40  ;  Prince 
V.  Lewis,  5,  Sij.'i.  See  Macclesfield  v.  Cliap- 
inan,  12  Mees.  &  W.  18;  Rex.  v.  Starkey,  7 
Ad.  &  Kli.  05  ;  Tiiompson  v.  Gibson,  7  Mees. 
&  W.  456. 


(2)  1  Rollers  Abr.  140  ;  Fitz.  N.  B.  184,  n.; 
Yard  v.  Ford.  2  Saun.  172. 

(3)  Holcroft   V.   Heel,   1  B.   &   P.  400;   2 
Saun.  175  a,  n. 

(4)  2  In.st.  19;  Heddy  v.  Wheelhouse,  Cro. 
Eliz.  558. 

(5)  2  Inst.  219. 

(6)  Gurwen  V.  .^alkeld,  3  Cruise,  181. 


(a)  The  onlj'  value  of  the  principles  of  the  common  law  upon  this  subject,  to  the  Ameri- 
can lawyer,  consists  in  their  analogy  to  the  rules  which  govern  the  franchises  of  i'emes  and 
Jirtdges.  In  this  point  of  view,  they  were  often  relerred  to  in  the  important  case  of  the 
Charles  River  Bridge.     (Ch.  64.) 

(6)  A  custom,  to  enter  upon  the  commons  and  waste  of  a  manor,  at  fairs,  and  erect  booths 
thereou— is  valid.     Tyson  v.  Smith,  9  Ad.  &  Ell.  406. 
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I^onday  and  Friday,  lie  forfeits  only  what  he  has  2mrpr{sed,  (or  usurped.) 
But  if  he  should  hold  it  only  on  Friday,  the  whole  would  be  forfeited, 
and  a  fine  incurred.(l) 

8.  The  subject  of  fliirs  is  regulated  by  statute  in  the  State  of  North 
Carolina.(2)(a) 

9.  In  Massachusetts,  legal  fairs  and  markets  were  established  by  the 
colony  laws,  but  the  present  opinion  is,  that  none  were  continued  under 
the  laws  of  the  Province  or  the  Commonwealth.(3) 
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3.  Inseparable  from  land. 
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8.  Estovers — apportionment. 

12.  Eight  of  common  and  common  lands,  in 
the  United  States. 


1.  The  rigid  of  common  is  an  incorporeal  hereditament,  a  right  which 
one  man  owning  lands  has  in  the  lands  of  another.  The  object  is  to 
pasture  his  cattle,  provide  fuel  for  his  family,  or  repair  his  implements 
of  husbandry. (Z))  It  is  a  privilege  annexed  to  the  land,  and  which  passes 
by  a  conveyance  of  it.(4) 

2.  By  the  ancient  common  law,  where  the  lord  of  a  manor  enfeoffed 
another  person  of  arable  land,  the  latter  acquired  a  right  of  conmion 
in  the  waste  grounds,  for  the  purpose  of  pasturage  ;  for  the  reason  that 
such  pasturage  was  necessary  for  the  support  of  cattle,  without  which 
the  land  could  not  be  manured  or  ploughed.  This  right  of  common 
was  called  common  appendant,  and  arose  from  prescription.  Another 
right  of  common,  termed  common  appurtenant,  might  be  created  by  grant, 
or  annexed  to  any  land  whatever,  and  authorized  a  tenant  to  put  upon 
the  waste  land  other  cattle  than  those  used  for  ploughing  and  manur- 
ing his  arable  land.  The  former  right  was  favored,  the  latter  discour- 
aged, by  the  law.(6) 


l\)  Bro.  Abr.  Franchise,  pi.  14,  22. 

(2)  1  N.  0.  R.  St.  282. 

(3)  2  Dane,  615.    See  Soaulding  v.  Lowell, 
23  Pick.  79. 

(4)  3  Kent,   403  ;  Trustees,   &c.  v.  Robin- 


Finch's  Law,  157.     See 
Bing.    N.    388  ;  6  Scott, 


son,  12  S.  &  R.  32 
Hsath  V.  Elliott,  4 
172. 

(5)  3  Kent,  403-4;  Co.  Lit.  86;  4  Co.  37 
a;  Bennett  v.  Reeve,  Willes,  227.  See 
Whitelock  v.  Hutchinson,  2  Moo.  &  R.  205. 


{a)  In  Delaware,  they  are  expressly  abolished,  as  unnecessary,  and  the  ancient  franchises 
repealed  for  misuser.  Dela.  St.  233-7.  In  Maryland,  they  were  suppressed  by  statute; 
but  the  act  was  repealed.  Md.  L.  1816,  ch.  130.  Fairs  are  recognized  in  Alabama.  Aik. 
409,  n. 

(ft)  A  commoner  may  erect  a  house  for  his  beast-keepers;  so,  also,  a  house  for  his  woodr 
ward.    Patrick  v.  Stul)bs,  9  Mees.  &  W.  830. 

To  a  declaration,  which  charged  a  pulling  down  a  dwelling-house  in  which  the  plaintiff 
was  then  actually  inhabiting,  a  plea,  justifying  the  abatement  of  the  house  by  a  commoner, 
as  a  nuisance  wrongfully  erected  upon  the  common,  alleged  that  the  defendant  had  notice, 
and  was  requested  to  remove  his  house,  which  he  refused  to  do.  Held,  that  the  plea  was 
au  answer  to  the  action.     Davies  v.  Williams,  5  Eng.  Law  and  Eq.  269. 
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3.  Tlie  right  of  common  of  pasture  is  inseparable  from  the  land ; 
and,  when  the  latter  is  divided,  the  former  also  attaches  proportionubly 
to  the  several  parcels  created  by  the  division. (I)(a) 

4.  A  owned  forty  acres,  with  a  right  of  common  appurtenant  in  two 
hundred  acres.  A  sold  five  of  the  forty  acres  to  B.  Held,  A  and  B 
had  each  a  right  of  common  proportioned  to  his  ownership  of  the 
land.(2) 

5.  At  common  law,  it  was  supposed  that  the  landlord  had  no  power 
to  abridge  the  tenant's  right  of  common  by  improving  any  part  of  the 
waste  land,  because  it  was  a  right  issuing  alike  from  the  whole  land. 
Statutes  of  Merton,  20  Hen.  HI,  and  Westminster  2,  13  Edw.  1,  al- 
lowed  him  to  do  it,  provided  he  left  a  sufficiency  of  common.(3) 

i\  If  by  express  covenant  a  lessor  convey  to  the  lessee  in  fee  com- 
mon of  pasture,  and  estovers,  and  afterwards  cultivate  or  approve  the 
manor  land,  so  as  to  leave  no  common ;  this  is  no  defence  by  way  of 
off-set  against  a  suit  for  rent,  but  the  lessee  must  sue  upon  his  cove- 
nan  t.(4) 

7.  If  one  owning  part  of  the  land,  out  of  which  the  right  of  common 
arises,  purchase  a  part  of  the  land  to  which  the  right  is  incident ;  this 
produces  a  unity  of  possession  by  Avhich  the  right  is  extinguished.  If 
it  were  otherwise,  the  party  might  charge  his  right  wholly  upon  the  re- 
maining land,  which  would  be  unequal  and  fraudulent.  So,  if  one 
having  common,  in  a  tract  owned  by  several,  purchase  a  specific  por- 
tion from  one  of  them,  the  right  becomes  extinguished.  The  right  shall 
not  be  so  clianged  or  modified  by  the  parties,  as  to  increase  or  even  in- 
duce a  temptation  to  increase  the  charge.  An  extinguishment  as  to  a 
part  of  the  land  charged,  is  such  as  to  the  whole. (5)(i) 

8.  The  subject  of  estovers  has  been  already  considered,  in  connection 
with  the  several  estates  to  which  they  appertain.  Estovers,  it  will  be 
perceived,  constitute  a  species  of  common,  called  common  of  estovers. 

9.  The  principle  of  the  English  law  is,  that  common  of  estovers  can- 
not be  apportioned  ;  to  prevent  the  land  from  being  doubly  or  trebly 
charged.  Thus,  where  the  land  descends  to  parceners,  the  whole  com- 
mon is  allotted  to  the  eldest,  and  the  rest  are  entitled  to  contribution,  or 
an  allowance  in  another  part  of  the  land  ;  or,  if  there  be  no  other  part, 
they  are  to  enjoy  the  right  alternately  .(6) 

10.  The  same  principle  applies  to  ever}^  common  in  gross  and  uncer- 
tain— as  the  right  to  cut  wood  and  dig  turf  Such  right  may  be  as- 
signed, but  not  in  such  manner  as  to  give  the  entire  right  to  several 
persons,  to  be  enjoyed  by  them  separately.  In  the  case  of  common  of 
piscary,  it  is  said,  one  parcener  may  have  one  fish,  or  one  draught,  and 
the  other  a  second.  In  case  of  a  mill,  one  may  have  the  mill  for  a 
time ;  or  one  the  first  toll-dish,  and  the  other  the  second.(7) 


(1)  Bennett  V.  Reeve,  Willes,  227, 

(2)  Wilde's  case,  8  Co.  78. 

(3)  3  Kent.  406;  Watts  i;.  Coffin,  11  John. 
495.     See  9  Mees.  k  W.  830. 

(4)  Watts  V.  CofiBn,  11  John.  495. 


(5)  3 Kent,  407  ;  Rotherham  v.  Green,  Cro. 
Eliz.  593 ;  Livingston  v.  Ten  Broeck,  16 
John.   14. 

(6)  Earl,  Ac.  v.  Mountjoj,  Godb.  17. 

(7)  Co.  Lit.  165  a;  3  Kent,  408. 


(a)  One  commoner  may  sue  separately  for  a  disturbance  of  liis  right.  Kenyon  v.  Nichols, 
1  R.  L  106. 

(h)  Where  a  commoner  used  the  land  thirty  years,  with  the  exception  of  two,  in  which  he 
had  no  cattle,  held,  he  had  gained  a  prescriptive  right,  under  Stat.  2  &  3  Wm.  IV,  ch.  71; 
the  interval  of  two  years  being  merely  a  non-user,  not  an  interruption,  within  the  meaning 
of  the  act.     Carr  v.  Foster,  3  Ad.  <k  El.  (N.  S )  581. 
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11.  Where  a  lessee  has  the  right  of  estovers,  and  the  landlor.l,  iu 
order  to  defeat  them,  colorably  leases  all  the  unappropriated  lands 
near ;  the  tenant  may  resort  to  others  more  distant,  and  contaming 
more  valuable  wood  and  timber.  Under  other  circumstances,  the  law 
would  not  allow  such  use.(l) 

12.  Chancellor  Kent  says,  the  right  of  common  is  little  known  oi 
used  in  this  countrj^,  and  probably  does  not  exist  in  any  of  the  north- 
ern or  western  parts  of  the  United  States,  which  have  been  settled  since 
the  revolution.  The  Chief  Justice  of  Pennsylvania,(2)  while  he  ad- 
mitted that  a  right  of  common  was  an  estate  well  known  in  the  law, 
declared  that  he  knew  of  very  few  instances  of  rights  of  common.(a) 
But  the  right  is  still  known  and  enjoyed,  and  has  been  frequently  a  sub- 
ject of  litigation,  in  New  York.  In  Watts  v.  Coffin,{^)  there  was  a 
lease  in  fee,  with  a  covenant  for  common  of  pasture  and  estovers,  from 
the  woods  of  the  manor  of  Rensselaerwick,  at  Claverack.  The  waste 
and  unappropriated  parts  of  Claverack  having  disappeared  by  the  set- 
tlement and  improvement  of  the  country,  the  question  arose,  but  in 
consequence  of  a  decision  upon  another  point,  was  left  undecided, 
whether  the  right  of  common  was  not  thereby  destroyed.  In  Living- 
ston V.  Ten  BroecJv,{4:)  the  principles  stated  in  sec.  7  were  recognized.  In 
Leyman  v.  Aheel^^)  it  was  held,  that,  where  a  right  of  common  descends 
to  heirs,  it  cannot  be  divided,  but  there  must  be  a  joint  enjoyment,  by 
the  heirs  or  their  assigns  ;  that  they  may  alien  jointly,  but  one  tenant 
cannot  convey  alone,  nor  can  the  eldest  take  the  whole,  subject  to  con- 
tribution. In  Van  Re,nsselaer  v.  Ba.dcliff,{6)  it  was  held,  that  common 
of  estovers  cannot  be  apportioned,  the  effect  of  which  would  be  to  sur- 
charge the  land.  Hence,  where  the  party,  by  his  own  act,  divides  the 
land  among  several,  the  whole  right  is  extinguished. 

12  a.  Lands  claimed  iu  ejectment  were  vacant  and  unoccupied,  be- 
ing waste,  unimproved,  and  unenclosed  commons,  and  had  never  been 
actually  occupied  by  the  defendant,  or  by  those  under  whom  he 
claimed,  or  at  least  not  for  forty  years  continuously,  prior  to  the  com- 
mencement of  the  suit.  Held,  the  defendant  had  not  such  a  possession 
as,  independent  of  a  valid  paper  title,  would  constitute  a  bar  to  the 
action.(7) 

18.  Although  the  interest  in  land,  technically  known  to  the  English 
law  as  the  right  oj  common,  is  little  known  in  the  United  States,  yet,  in 
all  the  States,  it  is  usual  for  towns  or  other  municipal  districts  to  have 
some  considerable  trapt  of  land,  within  their  limits,  for  the  public  use 
of  the  inhabitants.  The  origin  of  this  kind  of  commons  is  generally  to 
be  found  in  the  grants  or  reservations  of  ancient  proprietors,  or  the 


(1)  Van  Rensellaer  v.  Brice,  4  Paige,  174. 

(2)  3  Kent,  403  ;  Trustees,  &c.  v.  Robin- 
son, 12  S.  &  R.  33.  See  Carr  v.  Wallace,  7 
Watta,  394. 

(3)  11  John.  495. 


(4)  16  John.  14. 

(5)  16  John.  30. 

(6)  10  Wend.   639;     ace.    Livingston   v. 
Ketcham,  1  Barb.  592. 

(7)  People  V.  Livingston,  8  Barb.  253. 


[a]  He  also  held,  that  the  Statutes  of  Merton  and  Westminster,  (referred  to  in  sec.  5,)  were 
not  in  force  in  Pennsylvania,  and  that  the  principle  of  them  is  not  applicable  to  a  case, 
where  the  legislature  order  the  reservation  of  a  precise  quantity  of  land,  as  a  common  of 
pasture,  for  the  use  of  purchasers  of  public  lots.  In  such  case,  the  act  contemplates  the  fu- 
ture increase  of  inhabitants  to  be  accommodated,  and,  therefore,  whether  the  common  is 
more  than  sufficient  for  present  purposes,  is  an  immaterial  question. 
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early  votes  of  towns.(rt)  Upon  this  subject,  however,  there  arc  very 
few  statutory  reguhations  or  judicial  decisions.  In  Virginia,  all  unap- 
propriated lands  on  the  Chesapeake  Bay,  on  the  shore  of  the  sea  or  of 
any  river  or  creek,  and  the  bed  of  any  river  or  creek,  in  the  east  parts 
of  the  commonwealth,  ungranted  and  used  as  common,  shall  remain  so, 
and  not  be  subject  to  grant.(l) 

14.  By  the  constitution  of  Illinois,  all  lands  granted  as  a  common 
shall  ever  remain  such,  with  one  or  two  exceptions.(2) 

15.  By  a  grant  for  common  uses  to  a  town,(3)  the  latter,  it  is  said, 
becomes  owner  of  the  soil,  and  may  make  any  use  of  it,  not  repugnant 
to  the  conditions  of  the  grant ;  which  will  be  strictly  construed.  But, 
where  the  proprietors  of  a  township  voted  that  a  piece  of  land  be  left 
common  for  the  use  of  the  town,  for  building  stones ;  held,  this  did 
not  pass  the  fee,  but  merely  the  use  for  the  object  named. (4)  And, 
where  the  legislature  have  ordered  the  reservation  of  a  certain  tract, 
for  the  common  use  of  purchasers  of  lots,  it  is  said  the  right  of  soil  re- 
mains in  the  commonwealth,  subject  to  the  common,  and  may  be  con- 
veyed with  this  incumbrance.(5) 

16.  In  Massachusetts,(6)  by  a  colony  law  passed  in  1660,  no  cottage 
or  dwelling-house  could  be  admitted  to  commonage  for  wood,  timber 
or  herbage,  or  any  other  privilege,  except  such  as  were  already  erected, 
or  should  be  entitled  by  consent  of  the  town. (6) 

17.  It  is  said,  the  writ  of  quo  jure,  for  disturbance  of  common,  was 
never  adopted  in  Massachusetts  in  form,  but  the  principles  of  it, 
especially  as  to  the  plea  of  the  defendant,  are  here  in  force.(7) 

18.  In  Massachusetts,  where  distinct  lots  of  land  are  enclosed,  or 
agreed  to  be  enclosed,  in  a  common  field,  by  not  less  than  five  pro- 
prietors, or  where  a  majority  in  interest  of  such  proprietors  make 
application  to  court,  and  obtain  an  order  for  any  enclosure,  such  pro- 
prietors may  act  as  a  quasi  corporation,  holding  joint  meetings,  appoint- 
ing officers,  laying  and  collecting  assessments,  and  ordaining  rules  as 
to  the  modes  of  improving  the  lands,  and  apportioning  fences.  Any 
proprietor,  by  abandoning  the  use  of  his  land,  may  free  himself  from 
any  future  charges.  If  a  proprietor  put  beasts  upon  the  Land,  contrary 
to  the  rules,  he  is  a  trespasser;  and  they  may  be  impounded.  Any 
proprietor  may  enclose  his  land,  but  shall  still  contribute  for  enclosing 
the' whole.  A  majority  in  interest,  of  the  proprietors  of  a  common 
field,  may  discontinue  it  at  a  general  meeting.  Three  or  more  pro- 
prietors, by  petition  to  the  whole,  or,  in  case  of  their  refusal,  to  the 
Court  of  Common  Pleas,  may  procure  a  separation  of  their  part  of  the 
land  from  the  rest,  by  a  new  fencing,  to  be  made  and  maintained  at 
the  joint  expense  of  themselves  and   the  other  proprietors,  and  may 

(1)  1  Vir.  Rev.  C.  142.  i  Cator  v.  Croydon,  &c.,  4  Y.  k  Coll.  405. 

(2)  Con.stitu.  of  lllin.,  art.  8,  sec.  8.  (5)  Trustees,  &c.  v.  Robinson,  12  S.  &  R. 

(3)  Wollin<;ton,  Ac,  16  Pick.  99.  32,  33. 

(4)  Worcester  v.  Green,  2  Pick.  425.  See        (6)  2  Dane,  610. 

J      (7)  lb.  611. 


(n)  In   Connecticut,  they  are  spoken  of  as  lands  sequestered  for  town  commons.     Con. 
St.  355. 
(6)  See  Folger  v.  Field,  3  Cush.  336. 
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thereby  constitute  themselves  a  new  body  of  proprietors,  subject  to 
the  general  law.(l) 

19.  The  laying  out  of  a  public  highway  over  such  field  constitutes  a 
discontinuance  of  it,  amounting  to  a  declaration  by  the  legislature  that 
it  shall  no  longer  be  fenced  into  one  enclosure.  A  vote  to  dissolve  or 
discontinue  the  field  would  have  the  same  effect ;  so,  also,  it  seems,  an 
agreement  by  deed  to  discontinue  it ;  or  the  grant  of  a  way  over  it  by 
the  proprietors.(2) 

20.  Where  land  is  laid  out  as  a  public  common  for  the  purpose  of  a 
court-house,  this  constitutes  a  perpetual  dedication  to  the  public ;  and 
the  owner  cannot  reclaim  the  land,  although  it  has  ceased  to  be  used 
for  this  object.  But  there  can  be  no  dedication,  without  an  acceptance 
and  use  ot  the  land  by  the  public.(3) 

20  a.  \Yhere  a  certain  land  was  designated  in  the  plat  of  a  town  laid 
out  in  1796  as  "  the  public  square  ;"  held,  this  was  a  dedication  to  the 
use  of  the  town,  not  liable  to  be  affected  by  any  subsequent  disposition 
of  the  original  proprietor ;  and  that  one  in  possession,  claiming  under 
him,  had  no  lien  upon  the  land  for  the  consideration  money  or  ira- 
provements.(4) 

20  h.  It  is  no  evidence  of  an  intention  to  dedicate  land  to  public 
use,  that  the  proprietor  joins  in  a  petition  for  a  town  charter,  extend- 
ing the  limits  of  the  town  over  such  land. (5) 

20  c.  The  erection  of  a  private  building  on  land  reserved  as  a  public 
square,  which  has  been  illegally  sold  by  the  city  authorities,  is  an 
indictable  nuisance ;  and,  the  damage  being  irreparable,  on  a  bill  by 
the  attorney-general,  the  court  may  grant  a  perpetual  injunction.(6) 

21.  An  interesting  and  important  case  in  relation  to  common  lands 
has  recently  been  decided  in  Massachusetts. 

22.  In  1769,  the  proprietors  of  common  lands  in  Cambridge  voted, 
that  all  the  common  lands  fronting  the  college  should  be  granted  to 
the  town,  to  be  used  as  a  training  field,  and  to  be  undivided,  and  re- 
main for  that  use  forever  ;  and,  if  the  town  should  dispose  of  them,  or 
apply  them  to  any  other  use,  the  lands  to  revert  to  the  grantors. 
Highways  were  afterwards  legally  laid  out  over  these  lands.  In  1830, 
an  act  was  passed,  authorizing  certain  inhabitants  of  Cambridge,  at 
their  own  cost,  and  under  the  direction  of  commissioners  appointed 
by  the  governor,  to  enclose  such  parts  of  the  lands  as  the  commis- 
sioners saAV  fit,  and  improve  them  b}^  planting  trees,  laying  out  walks, 
&c.,  with  the  approbation  of  the  selectmen,  leaving  foot-paths — the 
commissioners  to  alter  at  pleasure  the  direction  of  the  roads  "which 
crossed  them ;  the  lands  to  be  "used  for  public  purposes  only,  as  a 
park,  promenade,  or  for  military  trainings.  Upon  a  petition  for  a 
mandamus  to  the  county  commissioners,  who  had  refused  to  lay  out  a 
road  over  the  common,  the  following  points  were  decided :  1.  The 
consent  of  the  proprietors  of  the  land,  to  the  appropriation  made  by  the 
act,  might  be  implied  as  well  as  expressed,  subsequent  as  well  as  pre- 
cedent ;  and  the  petitioners,  being  strangers,  could  not  object  to  the 

(1)  Mass.  Eev.  St.  359-62.     Similar  provi-  ,      (3)    State   v.    Trask,   6  Verm.    355.      See 
aions  in  Connecticut,  New  Hampshire,  Ver-  \  Klinkener  v.  School.  &c.,  11  Penns.  444. 
mout  and  Maine.     Con.   St.  354;    1  Smith,        (4)  Huber  ?;.  Garley,  18  Ohio,  18. 

180;    N.  H.  Rev.   St.    277-81,  255;   Maine        (5)  McLoughlin  i;.  Stevens,  18  Ohio,  94. 
Rev.  St.  354,  223.  (6)  The  Commonwealth  v.  Rush,  2  Harris, 

(2)  Mansfield  v.  Hawkes,  14  Mass.  440.       I  186. 


74  COMMONS.  [CHAP.  LXVI. 

want  of  it.  2.  The  act  was  not  unconstitutional,  thougli  there  was  no 
formal  adjudication  bj  the  legislature,  that  the  enclosure  was  of  com- 
mon convenience  and  necessity,  they  being  bound  to  no  particular 
form  of  enactment;  nor  because  no  compensation  was  provided  for 
damage  to  private  property,  the  land  being  already  appropriated  to 
public  use  ;  nor  for  want  of  any  provision  for  repairing  the  new  roads, 
to  be  laid  out  by  the  commissioners  around  the  laud,  for  these  became 
at  once  highways,  to  be  repaired  by  the  town  ;  nor  because  the  word 
forever^  used  in  the  statute,  precluded  the  legislature  from  any  future 
action  in  relation  to  the  land,  thereby  impairing  the  right  of  eminent 
domain  ;  for  the  meaning  of  this  term  was,  until  the  public  authority  pro- 
vided otherwise.  8.  The  provisions  in  the  statute,  and  enclosing  of  the 
land  in  three  distinct  parcels,  were  not  repugnant  to  the  clause  in  the 
proprietors'  grant  that  it  should  remain  undivided,  the  meaning  of  which 
was,  not  allotted  to  the  individual  owners;  nor  was  such  enclosure,  with  the 
authorized  improvements,  inconsistent  with  the  clause  in  the  grant 
that,  unless  the  land  should  lie  undivided  and  be  used  solely  for  a 
training  field,  it  should  revert  to  the  proprietors ;  and  therefore  a  for- 
feiture by  the  town,  who  consented  to  the  enclosure.  4.  The  legisla- 
ture having,  by  the  act,  annexed  the  character  of  public  use  to  the 
property  in  question,  a  highway  could  not  legally  be  laid  out  to 
destroy  or  interrupt  it.(l) 

23.  It  was  further  remarked  by  the  court,  that  the  laying  out  of  a 
road  over  this  land  would  be  no  forfeiture,  as  repugnant  to  the  uses 
specified  in  the  grant ;  if  it  would,  then  the  roads  which  had  already 
crossed  it,  and  the  very  one  prayed  for,  would  have  the  same  effect : 
and,  further,  that  if  the  act  was  unconstitutional,  it  was  therefore  void, 
and  the  former  highways  were  not  discontinued. (2) 

24.  Where  an  act  of  the  legislature  directs  that  a  town  shall  be  laid 
out,  and  lots  sold,  reserving  from  the  lots,  for  the  use  of  the  jState,  so 
much  land  as  may  be  thought  necessary  for  a  court-house,  jail,  &c., 
"  and  without  said  town  100  acres  for  a  cornmon  pasture  /"  the  latter 
reservation  is  for  the  benefit,  not  of  all  the  citizens  of  the  State,  but  of 
the  holders  of  the  lots  sold. (8) 

25.  Where  the  holders  of  lots,  granted  under  the  authority  of  the 
State,  and  for  the  benefit  of  which  a  common  is  reserved,  acquiesce  in 
the  erection  of  a  public  building  upon  the  common  land  ;  as  the  State 
might  take  such  land  for  public  uses,  paying  a  compensation,  the  owners 
shall  be  regarded  as  having  consented  to  receive  their  compensation  in 
the  benefits  arising  to  them  from  the  erection. (4) 

(1)  Wellington,  &c.,  16  Tick.  87.  i      (4)  Trustees,  &e.  v.  Robinson,  12  S.  &  R. 

(2)  lb.  100-2.  I  34. 

(3)  Trustees,  &c.  v.  Robinson,   12  S.  &  R.  i 
29. 
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1.  Offices. 

2.  Annuities. 

3.  Lights  —  general     principles  —  ancient 

lights. 
6.   When  protected,  though  not  ancient. 


16.  Privilege  of  lights,  how  lost. 
18.  Parties  liable  ;  amount  of  damage. 
20.  License  to  obstruct. 
22.  Other  rights  connected  with  buildings, 
walls,  foundations,  &c. 


1.  By  the  English  law,  offices  are  a  species  of  incorporeal  heredita- 
ments. An  office  consists  in  a  right  and  correspondent  duty  tp  execute 
a  public  or  private  trust,  and  to  take  the  emoluments  belonging  to  it. 
In  England,  offices  are  the  subjects  of  th^  same  estates  as  other  heredi- 
taments. In  the  United  States,  offices  cannot  be  regarded  as  heredita- 
ments ;  never  being  held  as  inheritances,  or  even  for  life ;  but  the  most 
enlarged  tenure  of  them  being  for  good  behavior.  Property  in  an  office 
is  for  the  most  part  inconsistent  with  republican  constitutions  and  prin- 
ciples. The  English  doctrine,  however,  seems  to  have  been  m  a  few- 
instances  recognized  in  this  country.  Thus,  in  North  Carolina, (1)  it 
has  been  hekUhat  a  clerk's  office,  and  others,  held  during  good  beha- 
vior, being  a  source  of  profit,  are  to  some  extent  subjects  of  property  ; 
that  in  case  of  any  usurpation  or  expulsion,  an  action  lies  for  damages, 
and  a  mandamus  to  restore  the  party  to  his  rights.  So,  in  New  York, 
a  statute  of  1787  re-enacted  the  provision  of  an  old  English  statute,(2) 
that  one  disturbed  in  an  office,  held  in  fee  or  for  life,  may  maintain  the 
action  of  novel  disseizin.  But  this  provision  is  dropped  in  the  Revised 
Statutes.  They,  however,  adopt  another  ancient  statute,  which  pro- 
hibits as  a  misdemeanor,  the  buying  and  selling,  or  deputation,  of  any 
office,  or  taking  any  fee  or  reward  therefor,  under  penalty  of  losing  the 
office.(3) 

2.  An  annuity  is  a  yearly  sum,  stipulated  to  be  paid  to  another,  in 
fee,  for  life,  or  years,  chaj-geable  only  on  the  person  of  the  grantor,  and 
in  this  respect  differing  from  a  rent-charge.  If  payable  to  one  and  his 
heirs,  it  is  a  personal  fee,  an  incorporeal  hereditament,  descendible,  and 
forfeitable.  The  ancient  remedy  for  an  annuity  was  a  writ  of  annuity  ; 
but  in  modern  times  this  is  superseded  by  an  action  of  debt,  or  cove- 
nant. The  heirs  of  the  grantor  of  an  annuity  are  bound,  if  expressly 
named — otherwise  not.(4) 

3.  Another  incorporeal  hereditament,  of  an  important  character,  is 
that  of  ligld,  as  incident  to  buildings.  It  is  said  by  an  ancient  authority, 
"  the  lights  are  a  necessary  and  essential  part  of  the  house  ;"(5)  and  the 
law  has'established  definite  rules  both  for  the  protection  and  limitation 
of  this  valuable  privilege. 

4.  If  a  man  purchase  land  adjoining  his  neighbor's,  and  build  a  house 
upon  it,  he  can  maintain  no  action  against  his  neighbor  for  obstructing 
his  light  and  air  by  a  building ;  for  he  ought  to  foresee  the  probable 
use  by  his  neighbor  of  the  adjoining  land,  and  by  agreement,  or  a  dif- 


(1)  Hoke  V.  Henderson,  4  Dev.  18,  19. 

(2)  Westmin.  2,  13  Edw.  1. 

(3)  3  Kent,  453-4, 


(4)  Co.  Lit.  144  b ;  lb.  2  a ;  Nevil's  case, 
?  Co.  34  b. 

(5)  Palmer  v.  Fletcher,  1  Lev.  122. 
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ferent  arrangement  of  his  house,  secure  himself  against  future  interrup- 
tion and  inconvenience. (1) 

5.  But  where  a  house  has  lights  which  have  existed  twenty  years,  or 
ancient  lights ;  the  erection  of  another  which  obstructs  them  is  ground 
for  an  action  on  the  case  or  an  injunction  in  Chancery.(a)  The  enjoy- 
ment of  lights  for  twenty  years  raises  a  conclusive  presumption  in  favor 
of  the  right,  unless  contradicted.(2)(^)  But  such  use  does  not  bind 
the  owner  of  adjoining  land,  or  preclude  him  from  building  so  as  to 
stop  these  lights,  unless  he  had  knowledge  of  their  existence,(c)  raising 
the  presumption  of  a  grant.  The  occupation  of  his  land  by  a  tenant  is 
no  sufficient  ground  for  implying  this  knowledge.(3)  Chancellor  Kent 
rem.arks,  that  the  English  doctrine  as  to  ancient  lights  can  hardly  be  re- 
garded as  applicable  to  narrow  lots  in  the  new  and  growing  cities  of 
this  country.  The  effect  of  the  rule  would  be,  greatly  to  impair  the 
value  of  vacant  lots,  or  those  having  low  buildings  upon  them,  in  the 
neighborhood  of  other  buildings  more  than  twenty  y»;ars  old.(4)'fZ) 

6.  There  is  one  case,  where  the  law  protects  the  enjoyment  of  lights, 


(1)  Thurston  v.  Hancock,  12  Mass.  220. 
See  Sjmmes  v.  Drew,  21  Pick.  278;  Turner 
V.  Sheffield,  &c.  10  Mees.  &  \V.  425;  Duke, 
&c.  V.  Tennant,  10  Eng.  L.  &  Equ.  237. 


(2)  Wright  II.  Freeman,    5   Har.  &J.  477; 
12  Mass.  220;  Storj  v.  Odin,  lb.  157. 

(3)  Daniel  v.  North,  11  E.  372. 

(4)  3  Kent,    446,    n. ;  (Hoy  v.  Sterrett,  2 
"Watts,  331.) 


^  {a)  But  no  injunction  will  be  granted  against  a  lessee's  ohstructing  lights  in  the  house 
leased,  unless  the  injury  would  be  irreparable  or  incapable  of  compensation.  Atkins  v.  Chil- 
8on,  7  Met.  398. 

Where  ancient  lights  are  obstructed  by  the  erection  of  a  fence,  in  a  place  claimed  by  the 
proprietor  of  the  lights  as  a  public  higlnvay  ;  equity  will  not  order  a  perpetual  injunction 
against  the  party  erecting  such  fence,  till  it  has  settled  by  a  trial  at  law,  whether  the  place 
is  a  highway,  or  is  on  the  respondent's  own  land.  Irvin  v.  Dixion,  9  How.  10.  It  seems  a 
temporary  injunction  might  issue,  if  there  were  danger  of  irremediable  injury  to  the  plain- 
tiff's property.     lb. 

(6)  By  St.  2  &  3  Wm.  IV,  ch.  71,  twenty  years'  use  gives  a  title  to  lights,  unless  there  be 
an  interruption  of  one  year.  Flight  v.  Thomas,  11  Ad.  &  El.  688.  Under  the  same  act,  the 
use  of  lights  for  twenty  years  gives  a  title  to  them,  although  by  tho  verbal  permission  of  a 
third  person.  Corporation  v.  Pewterer,  2  Moo.  &  R.  409.  Under  the  provision  of  the  same 
act,  that  a  use  for  this  period  shall  give  a  title,  notwithstanding  any  inconsistent  local  cus- 
tom, is  included  a  custom  in  London  to  darken  windows  by  building  upon  an  old  foundation. 
Sailers',  &c.  v.  Jay,  3  Ad.  &  El.  (N.  S.)  109. 

If  the  occupier  of  a  house  pay  rent,  under  a  parol  agreement,  to  the  owner  of  the  adjoining 
land,  for  the  liberty  of  keeping  windows  open,  looking  upon  the  land ;  after  twenty  years  en- 
joyment of  the  ligiits,  he  will  acquire  the  right  to  such  enjoyment,  and  the  ownorof  the  land 
cannot,  after  that  period,  obstruct  suoli  lights,  as  the  payment  of  tlie  rent  is  not  an  interrup- 
tion under  the  statute,  2  &  3  Will.  lY,  c.  71,  sec.  3.  Plasterers,  &c.  v.  Parish,  kc,  6  Eng. 
Law  and  Eq.  481. 

(c)  Whore  servitudes  of  light  and  way  in  favor  of  an  adjoining  estate  areapparont,  and  ne- 
cessary for  the  use  and  occupation  of  the  dwelling  tliereon,  the  purchaser  of  tiie  lot  on  which 
they  are  established  will  be  held  to  have  known  of  their  existence,  and  bound  to  take  the 
lot  subject  thereto.     Durell  v.  Boisblane,  1  La.  Ann.  R.  407. 

{d)  In  Connecticut,  an  adverse  right  to  lights  and  windows  cannot  be  acquired  by  use  in 
any  city.  St.  1845,  35.  So,  in  Massaclmsetts,  without  restriction  to  cities.  St.  1852,  825. 
It  is  doubted,  whether  tho  enjoyment  of  air  and  liglit  over  the  land  of  another  is  an  ease- 
ment in  his  land,  by  the  laws  of  New  York.     Bank,  he.  v.  Americans,  4  Sandf.  Ch.  438. 

So,  in  .Maine,  a  party  may  legally  erect  a  building  upon  his  own  land,  immediately  adjoin- 
ing the  land  of  another,  and  put  out  windows  overlooking  the  latter;  and  a  continuance  of 
the  use  of  such  windows,  uninterrupted  for  twenty  years,  will  not  give  him  any  additional 
riglit.  .so  tliat  he  can  maintain  an  action  against  the  ownerof  tho  adjoining  land,  for  obstruct- 
ing such  lights  by  buildings  erected  on  his  own  land.     Pierre  v.  Fernald,  26  Maine.  436. 

But  if  tho  person  so  putting  out  windows  could  acquire  the  right  to  maintain  them  unob- 
structed by  use,  he  could  not  wiiile  he  himself  was  in  tiie  possession  of  the  adjoining  land  as 
enant  of  the  owner.     lb.     See  Rev.  Sts.  c.  147,  sec.  14. 
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though  not  ancient.  Thus,  if  a  man  owning  a  house  and  adjoining 
land  sell  the  former,  he  cannot  in  derogation  of  his  grant  erect  upon  the 
latter  any  building  which  will  obstruct  the  lights  of  the  house.  The 
principle  is  thus  stated  by  Lord  llolt.  "  If  a  man  have  a  vacant  piece 
of  ground,  and  build  thereon  a  house  with  lights,  and  lets  this  house  to 
another ;  and  afterwards  he  builds  on  a  contiguous  piece  of  ground,  or 
lets  the  contiguous  ground  to  another,  who  builds  thereon,  to  the  nui- 
sance of  the  lights  ot  the  first  house,  the  lessee  of  the  first  house  shall 
have  an  action  un  the  case  against  such  builder,  &c. ;  for  the  first  house 
was  granted  to  him,  with  all  the  easements  and  delights  belonging  to 
it."(l) 

7.  The  defendant  built  a  house,  and  let  it  to  the  plaintiff,  and  would 
then  go  to  stop  up  the  lights.     Held,  he  was  liable,  as  for  a  uuisance,(2) 

8.  This  principle,  it  is  to  be  observed,  is  applicable,  not  only  to  the' 
vendor  of  two  adjoining  estates  himself,  but  to  a  purchaser  from  him  of 
the  land  npon  which  the  building  is  erected  that  obstructs  the  lights. 
The  earliest  case  upon  the  subject  was  of  this  latter  description.  A 
man  erected  a  house,  and  then  sold  it  to  one  person,  and  the  adjoining 
land  to  another,  who,  with  piles  of  timber,  obstructed  the  lights  of  the 
house.     It  was  held,  that  an  action  would  lie.(3) 

y.  The  dwelling-house  of  the  plaintiff,  and  the  lot  of  the  defendant, 
upon  which  the  building  complained  of  was  afterwards  erected,  were 
sold  at  auction  at  the  same  time,  to  the  plaintiff  and  defendant  respect- 
ively. The  bouse  was  conveyed  to  the  plaintiff  "with  all  the  liylits^ 
easements,  rights,"  &c.,  and  bounded  on  the  east  by  a  piece  of  ground, 
described  in  the  particulars  of  sale,  as  a  piece  of  fi-eehold  building  ground, 
purchased  by  x\,  the  defendant.  Till  within  a  year  of  the  sale,  a  one 
story  building  had  stood  upon  the  defendant's  ground,  which  obsti-ucted 
the  lower  windows  of  the  dwelling-house;  but  a  year  previously  it  had 
been  pulled  down,  The  defendant  having  builL  a  house  which  obstruct- 
ed both  the  lower  and  upper  lights  of  the  plaintiff;  held,  the  authority 
to  obstruct  the  plaintift"'s  lights,  given  by  the  terms  building  ground, 
must  be  confined  to  such  a  building  as  before  stood  upon  the  defendant's 
ground;  and  that  the  latter  was  bound  to  have  made  inquiry  as  to  the 
extent  of  his  rights.('i) 

10.  A  range  of  buildings  was  begun  to  be  built  on  speculation  at 
Clifton,  called  the  Royal  York  Crescent;  but  the  building  was  afterwards 
discontinued.  They  were  afterwards  put  up  at  auction  under  certain 
printed  conditions,  and  a  part  of  them  sold ;  and  subsequently  the  re- 
mainder was  sold  in  lots.  A  purchased  one  house,  and  the  defendant 
another,  adjoining,  and  A  leased  to  the  plaintiff"  for  years.  A  condition 
of  sale  provided,  "  that  the  several  dwelling-houses,  areas  in  front  of 
each  house,  paved  terrace,  carriage  ground,  and  void  ground,  should  be 
immediately  laid  out,  and  formed  at  the  expense  of  the  purchasers,  ac- 
cording to  the  plan,  (which  was  produced  at  the  sale,)  and  that  there 
should  be  no  coach-house,  stable  or  other  building  on  the  north  side, 
more  than  20  teet  high,  nor  any  shops  or  dwelling-houses  erected  on 


(1)  Palmer  V.  Fletcher,  1  Lev.  122;  Swans- 
borough  V.  Covenlry.  9  Birig.  305  ;  Storj  v. 
Odin,  12  Mass.  157  ;  Rosewell  v.  Prjor,  6 
Mod!  116. 

*  One  Judge  dissented. 


(2)  Cox  V.  Matthews,  1  Vent.  237. 

(3)  Palmer  r.  Fletcher,*  1  Lev.  122. 

(4)  Swansborough   v.    Coventry,    9    Bing. 
305. 
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said  gardens  ;  and  the  whole  to  be  completed  within  two  years  from  the 
day  of  sale."  After  two  years,  the  defendant  erected  an  additional  room 
at  the  back  or  north  side  of  his  house,  one  side  of  which  was  formed  by 
carrying  up  his  part  of  the  wall  which  separated  the  gardens  behind. 
The  wall  was  so  built,  as  to  incline,  as  it  extended,  frofti  the  defendant's 
garden,  towards  the  plaintiff's,  making  an  acute  angle  with  the  back  of 
his  house,  and  diminishing  his  light.  The  plan  did  not  specify  the 
height  of  the  garden  wall,  nor  was  it  built  at  the  time  of  sale.  At  the 
time  of  sale,  the  spaces  intended  for  back  windows  were  actually  opened 
in  the  walls.  Held,  this  purchase  must  be  regarded  as  subject  to  the 
implied  condition  that  the  windows  should  not  be  obstructed;  and  that 
this  condition  was  binding  not  only  upon  tlie  original  owner,  but  upon 
his  lessees  ;  that  the  height  of  the  walls  was  to  be  regulated  by  mutual 
convenience,  and  neither  party  could  raise  his  wall  so  high  as  to  ob- 
struct another's  light ;  that  the  defendant  could  not  rightfully  go  beyond 
the  object  of  a  garden  wall ;  and  that,  under  the  circumstances,  the 
short  period  of  the  plaintiff's  enjoyment  was  immaterial. (1) 

11.  In  1795,  the  town  of  Boston  sold  to  A,  the  plaintiff,  a  lot  of 
land,  upon  which  was  a  two-storj^  building,  with  a  door  in  each  story, 
opening  into  a  vacant  lot  of  the  town,  which  was  encompassed  by  the 
plaintiff's  building,  and  other  buildings  of  the  town,  but  was  open  on 
the  side  facing  the  market.  The  yard  was  used,  by  permission,  by  the 
occupants  of  the  buildings,  for  purposes  of  storage  and  passage.  A 
erected  upon  his  land  a  new  building,  upon  the  same  foundation,  and 
having  the  same  doors  and  windows,  with  the  old  one.  In  1812,  B, 
the  defendant,  purchased  the  vacant  ground,  and  erected  a  building 
which  obstructed  the  air  and  light  of  A's  doors  and  windows.  Held, 
A  might  maintain  an  action  against  B.(2) 

12.  Where  the  vacant  land  is  sold  first,  and  the  building  having 
lights,  afterwards,  by  the  same  vendor,  it  is  left  doubtful  upon  authority 
whether  the  above  principle  applies.  In  the  early  case  of  Palmer  v. 
Fletc]iei\  Kelynge,  J.,  (who  dissented,)  said  that,  in  such  case,  the  lights 
might  be  stopped;  but  Twysden,  J.,  the  contrary,  and  cited  a  case  so 
adjudged.  But  all  agreed  that  the  principle  does  not  apply  to  a 
stranger.(3) 

13.  The  principle  above  stated  is  not  extended  beyond  the  case 
where  two  interfering  buildings  are  claimed  under  one  grantor. 

14.  A  was  party  to  a  deed,  which  conveyed  to  B  a  house  with 
windows,  adjoining  land  of  A,  and  by  this  deed  A  conveyed  a  part 
of  this  adjoining  land  to  B.  He  also  witnessed,  without  objection,  the 
erection  of  the  house.  Held,  this  transaction  involved  no  license  or 
covenant,  which  prevented  A  from  obstructing  B's  windows.(4) 

15.  A  licenses  B  to  build  to  the  extremity  of  B's  ground,  adjoining 
A's,  reserving  to  himself  the  right  of  building  to  the  extremity  of  his 
own  ground,  at  pleasure.  A  may  thus  build  within  twenty  years, 
though  he  thereby  renders  B's  house  damp,  dark  and  untenantable,(5)(a) 


(1)  Compton  V.  Richards,  1  Price,  27. 
(21  Story  v.  Odin,   12  Mass.  157. 
(3)  1  Lev.  122. 


(1)  Blancliard  v.  Bridges,  5  Nev.  &  M.  567. 
(5)  lb. 


(a)  It  has  been  suggested  (sec.  5)  that  the  common  law  upon  this  subject  has  not  been 
adopted  in  all  its  strictness  in  this  country.  It  is  said  that  it  was  inapplicable  to  the  condi- 
tion of  the  country  when  settled  by  the  colonists,  and  formed  no  part  of  the  law  in  force 
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16.  The  right  to  lights  depends  upon  occupancy.  Hence,  if  the 
proprietor  abandon  such  occupancy,  absolutely  and  decisively,  mani- 
testnig  no  intention  to  resume  it,  in  reasonable  time,  he  loses  his  right 
in  less  tlian  twenty  years.  Thus,  if  he  build  a  blank  wall  to  his  house, 
where  the  lights  formerly  existed,  this  is  an  abandonment  which  wholly 
extinguishes  his  title.(l) 

17.  The  right  to  ancient  lights  may  be  lost  by  the  mode  of  enjoying 
them.  A  had  a  barn,  in  the  side  of  which,  adjoining  B's  land,  were 
openings,  by  which  the  barn  was  chiefly  lighted.  A  converted  the 
building  into  a  malt-house,  and  the  openings  into  windows.  B  erected 
a  fence  before  them,  which  obstructed  the  light.  In  an  action  by  A 
against  B,  held,  B  might  prove  that  the  change  in  A's  mode  of  enjoy- 
ing the  light  had  been  prejudicial  to  B.(2)(a) 

18.  In  regard  to  the  parties  who  are  liable  for  the  injury  of  obstruct- 
ing lights,  it  has  been  held  that  the  original  contractor  for  the  building 
which  creates  the  obstruction,  and  a  clerk,  who  superintended  the  erec- 
tion, and  directed  the  workmen,  may  be  joined  in  suit,(3) 

19.  With  respect  to  the  amount  of  injury  caused  by  obstructing  an- 
cient lights,  the  question  is,  whether,  in  consequence  of  the  obstruction, 
the  plaintiff"  has  less  light  than  before,  to  so  considerable  a  degree  as  to 
injure  his  property  in  point  of  value.  The  loss  of  a  look-out  or  a  pros- 
pect is  not  sufficient.  To  sustain  the  action,  there  must  have  been  a 
considerable  obstruction  of  light,  and  not  the  mere  taking  off  of  a  ray  or 
two.  Evidence  may  be  offered,  of  a  change  in  the  angle  at  which  the 
light  enters  the  rooms,  in  consequence  of  the  obstruction. (4:)(i) 

19  a.  Where  a  party,  who  has  a  right  to  the  access  of  light  and  air 
through  enlarged  ancient  windows,  makes  an  alteration  in  the  size  of 
his  windows,  so  as  to  exceed  the  limits  of  his  ancient  rights,  he 
thereby  acquires  nothing  in  addition  to  his  former  right;  and,  if  the 
excess  canoot  be  obstructed  by  his  neighbor,  in  the  exercise  of  his  law- 
ful rights  on  his  own  land,  without,  at  the  same  time,   obstructing  the 


(1)  Moore  v.  Rawson,  3  Barn.  &  Or.  332. 

(2)  Garritt  v.  Sharp,  3  Ad.  &  El.  325. 

(3)  Wilson  V.  Peto,  6  Moo.  47. 

(4)  Pringle  v.  Weruham,  7  Carr.  &  P.  377  ; 


Wells  V.  Ody,  lb.  410;  Parker  v.  Smith,  5 
lb.  438.  See  Embrey  v.  Owen,  4  P]ng-.  2 
&  Equ.  466. 


here  on  the  19th  of  April,  1775.  Myers  v.  Gemmel,  10  Barb.  537.  And  this  change  of  the 
common  law  doctrine  has  been  applied  in  the  case  last  considered,  of  successive  grants  by 
the  same  grantor. 

An  owner  of  two  adjoining  lots  in  the  city  of  New  York,  upon  one  of  whicli  was  a  build- 
ing, deriving  its  light  and  air,  over  and  through  an  open  space  in  the  rear  of  the  other  lot, 
into  whicli  tiie  windows  of  the  building  opened  and  looked;  leased  the  building  and  lot  for  a 
term  of  years,  with  its  appurtenances,  without  reserving  to  himself  a  right  to  build  on  such 
other  lot,  or  stop  or  darken  the  windows  of  the  building  leased;  and  afterwards  built  a 
house,  covering  the  whole  open  space  of  the  other  lot,  darkening  the  windows,  and  ex- 
cluding the  light  and  air  from  the  building  occupied  by  his  tenants.  Held,  he  m'ight  law- 
fully darken  or  stop  the  windows  by  any  erection  on  the  other  lot ;  that  such  an  act  was 
not  in  derogation  of  his  own  grant,  and  he  could  not  be  restrained  by  injunction  from 
sindo  og.     lb. 

{a)  Where  A  conveys  to  B  a  tenement  adjoining  his  own,  expressly  stipulating,  that  if 
B  shall  alter  the  buildings  or  erect  new  ones,  he  shall  not  build  nearer  than  a  certai'ii  line  to 
the  tenement  of  A,  but  prescribing  no  limit  as  to  height;  B  may  lawfully  increase  the 
height  of  his  building,  though  he  thereby  interrupts  the  access  of  light  and  air  to  the  win- 
dows of  the  other  house.     Atkins  v.  Bordman,  2  Met.  457. 

(h)  Where  A  had  enjoyed  a  window  more  than  thirty  years,  with  an  outside  slmtter  to 
close  it,  and  a  proposed  erection  would  obstruct  the  light  and  the  shutter;  a  bill  for  an  in- 
junction was  dismissed.     Wilson  v.  Cohen,  Rice,  80. 
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ancient  right ;  such  party  must  be  considered,  as  having,  by  his  own 
act,  suspended,   and  lost  for  the    time,  his  former  right.(i) 

19  b.  A,  being  the  owner  of  a  house  in  which  there  were  ancient  win- 
dows, rebuilt  it  within  twenty  years,  and  in  so  doing  raised  it  a  story, 
putting  windows  in  the  new  story,  and  altered  the  position  of,  and  en- 
larged the  lower  windows,  so  that  portions  of  them  occupied  spaces 
where  there  had  before  been  no  aperture.  B,  who  occupied  a  house 
separated  from  A's  by  a  passage  belonging  to  A,  also  rebuilt  and  raised 
his  premises,  within  twenty  years  after  the  rebuilding  of  A's  house, 
and  thereby  obstructed  the  windows  in  the  upper  story  of  A's  house, 
as  well  as  those  in  the  lower  stories.  Held,  in  an  action  against  B  for 
this  obstruction,  that  B  was  justified  in  so  obstructing  the  new  lights, 
and  that  A  could  not  complain  that,  as  a  necessary  consequence,  the 
privileged  windows  were  also  darkened.  Held,  also,  that  this  defence. 
was  well  raised,  under  a  traverse  of  the  plaintiff's  right  to  the  win- 
dows. (2) 

20.  We  have  alreadj^  had  occasion  to  consider  the  subject  of  a  license, 
in  relation  to  land.  A  case  is  here  added  which  has  peculiar  reference 
to  liglds. 

21.  A  having  a  house  which  he  was  altering,  his  wife  wrote  to  B, 
the  owner  of  adjoining  grounds,  as  follows  :  "  Before  the  last  coat  of 
paint  is  put  on  the  side  wall,  we  wish  to  place  a  window  in  it,  and  it 
can  be  finished  more  neatly,  with  your  permission,  to  place  the  neces- 
sary ladder,  &c.  The  motive  for  doing  this  is,  that  I  should  gain  a 
more  cheerful  view,"  &c,  B  answered,  "j'ou  are  welcome  to  place  a 
ladder  in  my  grounds,  near  3^our  house,"  taking  care  not  to  injure  the 
shrubs.  A  made  the  window,  B  being  absent  at  the  time.  B  aft  r- 
wards  wrote  to  A,  expressing  his  dissatisfaction,  and  erected  a  wall, 
which  obstructed  the  light  and  air  of  the  window,  and  which  A  threw 
down.  Held,  the  letter  of  A's  wife  asked  for  a  license  only  to  place  a 
ladder  in  B's  grounds,  and  the  letter  of  B  merely  gave  permission  so  to 
do  ;  that,  although  there  might  be  a  view  to  an  ulterior  object,  it  was  not 
to  be  presumed  that  B  approved  of  that  object,  not  knowing  its  nature 
and  extent,  the  dimensions  or  situation  of  the  proposed  light;  but  that 
B's  subsequent  letter,  written  after  the  making  of  the  window,  had  no 
bearing  upon  the  case.(3) 

22.  In  addition  to  the  more  common  kinds  of  easements  already 
treated  of.  Chancellor  Kent  refers  to  the  class  of  urhan  and  rural  servi- 
tudes ;  and  remarks,  that,  although  recognized  b}'  tlie  common  law, 
these  are  chiefly  illustrated  and  explained  by  the  civil  law. (4) 

23.  One  of  the  class  of  urban  services,  is  the  right  of  support ;  by 
which  one  man,  either  by  contract  or  prescription,  claims  to  rest  the 
timbers  of  his  house  upon  the  walls  of  another  adjoining  owner.(5) 

24.  Another  service  is  the  right  of  drip,  by  which  the  water  is  al- 
lowed to  full  from  the  house  of  one  upon  the  land  of  another ;  and  the 
right  of  drain,  that  is,  of  carrying  water  through  another's  land.(G)(a) 


(1)  Ronsliaw  f.  Bean  10  Eng.Law  &  Eq.  417. 

(2)  lb. 

(3)  Bridges  v.   Blanchard,  1  Adol.  &   El. 
536. 


(4)  3  Kent,  485. 

(5)  lb. 

(G)  lb.  436.     See  City,  ice.  v.  Shaw,  1  Met. 
130.     St.  Lewis  v.  Gurno,  12  Miss.  414. 


(a)  The  owner  of  two  adjfjiniiifr  messuages  and  lots,  one  occupied  and  the  otlier  leased  by 
him,  constructed  a  Uraia  from  one  through  the  other  into  a  common  sewer,  and  suffered  hia 
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25.  These  servitudes  or  easements  must  be  created  hy  the  owner,  and 
one  tenant  in  common  cannot  establish  them  without  consent  of  the 
others.  The  exercise  of  them  may  be  limited  to  certain  times.  Thus, 
the  right  of  drawing  water  from  a  neighbor's  well  may  be  confined  to 
certain  hours;  or  a  right  of  passage,  to  a  part  of  the  day.(l) 

26.  Party-walls  are  mentioned  as  another  class  of  easements. 

27.  Where  such  wall  exists  between  two  buildings,  belonging  to  dif- 
ferent persons,  if  one  of  them  takes  it  down  with  his  building,  he  must 
re-erect  it  in  reasonable  time  and  with  the  least  inconvenience.  The 
other  owner  shall  contribute  to  the  expense,  if  the  wall  required  re- 
pairs; but  he  cannot  be  charged  with  the  expense  of  a  wall  more 
costly  than  the  former  pne.(2) 

28.  The  owners  of  a  party-wall,  built  at  joint  expense,  are  not  tenants 
in  common,  but  each  owns  his  own  land,  with  a  right  to  use  the  wall, 
which  he  may  enforce  by  action.  But  the  common  use  of  a  wall  is 
prima  facie  evidence  of  a  tenancy  in  common. (3) 

29.  Another  important  subject  connected  with  adjoining  ownership 
of  land  and  buildings,  is  the  right  of  one  owner  to  take  down  his 
building  and  excavate  the  soil,  or  to  do  the  latter  act  alone.  Although 
by  these  acts  the  other  building  is  injured  or  endangered,  this  furnishes 
no  ground  of  action,  provided  reasonable  notice  was  given,  and  proper 
care  used  in  the  operation,  which  is  a  question  for  the  jur3^  It  is 
otherwise,  however,  where  an  adjoining  ownei'  claims  under  a  grant  or 
an  ancient  or  prescriptive  right  pertaining  to  the  building  or  the  foun- 
dation. This  title  limits  and  controls  that  of  his  neighbor.  So  where 
the  wall  of  the  house  taken  down  has  long  supported  the  beams  of  the 
other  house  ;  this  may  give  a  right  to  have  the  beams  inserted  in  the 
new  wall.(4)(«) 


(1)  3  Kent,  436. 

(2)  lb.  436-7.  See  Weld  v.  Nichob,  17 
Pick.  538  ;  Murly  v.  M'Dermott,  8  Ad.  &  Ell. 
138. 

(3)  Matts  V.  Hawkins,  5  Taun.  20  ;  Cubitt 
V.  Porter,  8  Barn.  &  Cr.  2.57. 

(4)  Peyton  v.  St.  Thomas,  &c.,  9  Barn,  k  Cr. 
725;   Massey  w.  Goyder,  4  Carr.  &   P.   161; 


Wyattr.  Harrison,  3  Barn.  &  Ad.  871 ;  Jones 
V.  Bird,  5  Barn.  &  Aid.  83" ;  Richart  v.  Scott, 
7  Watts,  460 ;  Dodd  v.  Holme,  3  Nev.  &  M. 
739;  1  Ad.  &  Ell.  473  ;  Trovverv.  Chadwick, 
3  Bincf.  N.  C.  334  ;  Partridge  v.  Scott,  3  Mees. 
&  W.  220  ;  Bradbee  v.  Governors,  &c.,  2  Dowl. 
P.  C.  164;  Davis  v.  London,  &c.,  2  Nicli.  &C. 
308. 


tenants  to  use  it  more  than  ten  years.  He  afterwards  sold  the  adjacent  lots  to  different 
per.-3ons  at  the  same  time,  not  mentioning  in  the  deeds  any  right  o^  drain.  Held,  one  of  the 
purchasers  might  close  up  the  drain  of  the  other's  lot  which  passed  over  his  land,  if  by 
reasonable  labor  and  expense  another  might  be  made  elsewhere.  Johnson  v.  Jordan  2 
Met.  234. 

The  occupant,  not  the  owner  of  land,  is  bound  to  repair  drains  and  sewers.  Hence,  in  a 
suit  l)y  an  adjoining  owner  for  non-reviair  thereof,  the  declaration  must  allege  occupation  by 
the  defendant.  Russell  v.  Shenton,  3  Ad.  &  El.  (X.  S.)  449.  See  Bell  v.  Twentyman.  1  lb. 
766.  A  right  to  empty  a  town  drain  upon  the  land  of  an  individual  cannot  be  acquired  by 
twenty  years'  use,  unless  the  drain  be  one  and  the  same,  and  the  use  uninterrupted.  En- 
larging, deepening,  or  ciianging  the  course  and  termination  of  the  drain  will  prevent  the  ao- 
quisiliou  of  sucli  right.     Cotton  v.  Pocasset,  &c.,  13  Met.  429. 

So,  one  who  enters  a  drain  from  his  cellar  into  a  town  drain,  which  is  afterwards  enlarged 
deepened  and  varied  in  its  course  and  termination,  and  who  subsequently  deepens  his  cellar 
and  lays  the  drain  therefrom  deeper  than  it  was  before,  and  enters  it  into  tlie  altered  town 
drain,  cannot  acquire  a  right  thus  to  drain  his  cellar,  by  a  use  of  the  town  drain  for  less 
than  20  years  after  the  alteration.     lb. 

A  reversioner  may  maintain  an  action  against  one  who  erects  upon  his  house  eaves  and 
a  pipe,  overhanging  and  conducting  water  upon  land  occupied  by  a  tenant  of  the  plaintiff. 
Tucker  v.  Newman,  4  Perry  &  Dav.  14;  11  Ad.  &  El.  40. 

(a)  In  Pennsylvania,  it  is  held,  that  where  the  owner  of  two  adjoining  lots  builds  there- 
upon, he  is  bound  to  use  proper  materials  and  reasonable  skill.     It  he  does  not,  and  the  wall 
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80.  The  ancient  rule  upon  these  subjects  is  as  follows  :(1)  If  A  be 
seized  in  fee  of  land  adjoining  land  of  B,  and  A  erect  a  new  house,  a 
part  of  which  is  on  his  boundaries  next  to  B's  land,  and  B  dig  his  land 
so  near  tlie  foundations  of  A's  house,  that  thereby  the  foundation  and 
the  house  itself  I'all  into  the  pit;  yet  A  has  no  action  against  B,  be- 
cause it  was  his  own  fault  that  he  built  so  near  B's  land;  for  he,  by  his 
act,  cannot  liinder  B  from  making  the  best  use  of  his  own  land.  But, 
semhie,  that  a  man  who  has  land  next  adjoining  my  land  cannot  dig 
his  land  so  near  mine,  that  thereby  my  land  shall  go  into  his  pit. 
Lord  Tenterden  says,  that  the  owner  of  premises,  adjoining  those  pulled 
down,  must  shore  up  his  own  in  the  inside,  and  do  everything  proper  for 
their  preservation.  But  the  omission  to  do  this  does  not  necessarily 
defeat  the  action,  if  the  work  be  done  irregularly  and  improperly,  in 
a  wasteful,  negligent  and  improvident  manner,  so  as  unnecessarily  to 
increase  the  plaintiff's  risk. (2) 

31.  A  declaration  alleged,  that  the  plaintiffs  were  possessed  of  a 
vault,  and  of  certain  wine  therein  ;  that  the  defendant  was  about  to 
pull  down  and  remove,  and  did  pull  down  and  remove,  certain  other 
vaults  and  walls,  next  adjoining  the  plaintiff's  vault;  and  therefore 
was  bound,  in  the  event  of  his  not  shoring  up  or  protecting  said  vault, 
to  notify  the  plaintiff  of  his  intentions,  that  the  plaintiff  might  thereby 
protect  his  own  property  ;  and  also  to  pull  down  and  remove  the  vaults 
and  walls  with  such  care  and  skill,  that  the  plaintiff  should  not  be  in- 
jured thereby.  Held,  the  defendant  was  not  bound  to  shore  up  the 
plaintiff's  vault,  to  notify  him  of  his  intentions,  nor,  in  the  absence  of 
any  knowledge  on  his  part  as  to  the  existence  and  situation  of  the 
plaintiff's  vault,  to  use  such  care  and  skill  in  the  operation,  as  would 
prevent  injury  to  the  plaintiff.(3) 

32.  A  owned  a  building,  the  footing  of  one  of  the  walls  of  which 
supported  one  of  the  walls  of  an  adjoining  house,  belonging  to  B.  A, 
being  about  to  pull  down  and  remove  the  foundations  of  his  house, 
notified  B  of  his  intention,  and  used  reasonable  and  ordinary  care  in 
the  work,  but  took  no  measures  to  preserve  B's  building,  although  the 
nature  of  the  soil  required  him  to  lay  the  new  foundation  several  feet 
deeper  than  the  old.  Held,  A  was  not  liable  for  an  injury  hereby 
caused  to  B's  l)0use.(4) 

33.  Action  on  the  case  by  A,  the  owner  of  a  leased  house,  against  B, 
the  owner  of  the  adjoining  house,  for  an  injury  by  the  pulling  down 
of  B's  house.  It  appeared  that  the  two  houses  were  ver}'-  old  and  de- 
cayed, and  the  party-wall  between  them  weak  and  defective.  For  some 
time,  pieces  of  timber,  called  struts,  had  been  carried  across  H.  lane,  on 

(1)  Wilde  V.  Minsterley,  2  Rolle  Abr.  Tres- 1  Willougliby  v.  Middlesex,  Ac,  8  Met.  206. 
pass,  1,  pi.  1.  (3)   Chadwick    v.   Trower,    8  Scott,    1  ;   6 

(2)  Walters  v.  Pfeil,    1   Moo.  <t  M.   362.*    Bing.  N.  C.  1. 

See  Davis  v.  London,  Ac,  1  Mann.  &  G.  7  99. 1      (4)  Massey  v.  Goyder,  4  Carr.  &  P.  161. 

*  In  a  note  to  tlii.s  case  it  is  suggested,  that  wliere  an  injury  complained  of  would  have 
had  no  existence  whatever,  had  it  not  been  for  the  conduct  of  the  plaintifl'  no  action  will 
lie.  Otherwise,  where  the  conduct  of  the  defendant  is  such,  that  ordinary  care  would  not 
prevent  sovie  injury,  though  the  amoimt  was  mainly  owing  to  the  plaintiff's  misconduct. 

falls,  upon  Ilia  neigiibor's  excavating  his  own  lot,  using  reasonable  care,  no  damages  shall  be 
recovered.  Kickart  v.  Scott,  7  Watts,  460.  See  Out  v.  Middleton,  2  Miles,  247  ;  Norris  v. 
Adams,  lb.  337  ;  White  v.  Snyder,  lb.  395. 
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the  east  side  of  which  B's  house  stood,  to  the  opposite  house  on  the 
west  side  of  the  lane.  A's  house  adjoined  B's,  eastward  ;  and  the 
struts,  in  sustaining  B's,  also  supported  A's.  When  B's  house  was  taken 
down,  the  struts  were  necessarily  removed,  and  no  others  substituted, 
extending  from  A's  house,  to  the  house  across  the  lane,  nor  any  upright 
shores  placed  in  A's  house  to  sustain  the  floors  and  roof,  either  of  which 
measures  would  have  answered  the  desired  end.  A's  house  conse- 
quently parted  from  the  house  adjoining  it  on  the  east,  became  unsafe 
to  inhabit,  partly  fell  or  was  taken  down  and  rebuilt.  B  gave  no  no- 
tice that  he  was  about  to  pull  down  the  house,  but  both  parties  knew 
the  defective  state  of  the  houses.  There  had  been  previous  discussion 
between  them,  especially  with  regard  to  the  party-Avall,  and  the  statu- 
tory notice  of  rebuilding  it  had  been  given,  but  within  the  time  fixed 
B's  house  was  taken  down.  The  taking  down  was  done  by  day,  and 
A's  tenant  must  have  known  of  it.  Held,  in  the  absence  of  evidence 
of  a  grant  to  A  of  a  right  to  the  support  of  the  adjoining  house,  he 
was  bound  in  law  to  make  use  of  shores  within. (1) 

34.  In  an  action  on  the  case  the  declaration  alleged,  that  A  was  law- 
fully possessed  of  a  dwelling-house,  adjoining  a  dwelling-house  of  B, 
and  that  B  dug  into  the  soil  and  foundation  of  the  latter  so  negligently, 
and  so  near  A's  house,  that  the  wall  of  this  house  gave  way.  Upon 
demurrer  to  that  part  of  the  declaration  which  alleged  the  digging  so 
near,  &c.,  the  defendant  had  judgment.  The  question  was  stated  to  be. 
whether,  if  one  builds  to  tlie  extremity  of  his  own  land,  the  adjoinino- 
owner  may  dig  the  ground  there  so  as  to  remove  some  of  the  soil  which 
supported  the  building.  It  was  suggested,  that  if  the  building  were  an 
ancient  one,  or  if  it  did  not  increase  the  weight  upon  the  soil  of  the 
party  erecting  it,  an  action  might  lie.  But  one  is  not  to  be  debarred 
from  digging  his  own  soil,  because  his  neighbor's  will  then  become  in- 
capable of  supporting  an  artificial  weight.(2) 

35.  A,  the  owner  of  a  lot  within  six  feet  of  Christ's  Church  in  New 
York,  built  more  than  thirty-eight  years  before,  commenced  the  erec- 
tion of  a  building  thereupon,  to  be  six  stories  high;  and  was  sinkino- 
the  foundation  sixteen  feet  deep,  and  ten  feet  lower  than  that  of  the 
church.  The  wall  of  the  church,  at  the  corner  opposite  to  which  the 
excavation  had  been  completed,  had  so  settled  as  to  leave  a  considera- 
ble crack.  The  proprietors  of  the  church  filed  a  bill  for  injunction, 
stating  these  facts,  and  that  the  church  was  in  great  danger  if  the  work 
proceeded  ;  but  not  that  the  defendant  was  improving  his  property  in 
an  unreasonable  or  unusual  manner,  or  with  any  intention  to  injure' the 
church,  or  that  the  plaintiffs  had  any  claim  by  prescription,  or  grant 
from  the  defendant.  Upon  an  application  to  dissolve  the  injunction 
which  had  been  granted  ;  held,  although  one  has  a  right  to  the  use  of 
his  land  in  the  situation  in  which  it  was  placed  by  nature,  surrounded 
and  protected  by  the  soil  of  the  adjacent  lots,  this  right  does  not  extend 
to  artificial  erections.     The  injunction  was  accordingly  dissolved.(3) 

36.  In  1802,  A,  the  plaintiff,  purchased  land  on  Beacon  Hill,  in  Bos- 
ton, which  has  a  rapid  declivity  on  all  sides.  In  1804,  he  erected  a  brick 
dwelling-house  and  outhouses  on  this  lot,  and  laid  his  foundation,  on 

(1)  Peyton  v.  Mayor,  &c ,  9  Barn.  &  C.  725.        (3)  Lasala  v.  Holbrook,  4  Paige,  169 

(2)  Wyath   v.   Harrison,  3   Barn.  &  Ad.  I 
811. 
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the  western  side,  within  two  feet  of  his  boundary  line.  The  inhabi- 
tants of  Boston  then  owned  the  hill  west  of  A's  lot ;  and,  in  1811, 
sold  it  to  B,  the  defendant.  B  levelled  the  hill,  by  digging  and  carry- 
ing awa}^  the  gravel,  within  five  or  six  feet  of  A's  line ;  and,  in  conse- 
quence, by  reason  of  the  slope  of  the  hill,  the  earth  fell  away,  leaving 
A's  foundation  wall,  in  some  places,  bare,  and  obliging  him,  for  safety, 
to  remove,  and  take  down  and  re-build  the  house.  B  was  notified  of 
the  danger,  and  that  A  would  claim  damages.  Held,  though  B  was 
liable  for  the  direct  consequential  damage  to  A,  in  the  loss  of,  or  injury 
to  the  soil,  he  was  not  answerable  for  the  adventitious  damage  arising 
from  his  putting  his  house  in  a  dangerous  position. (1) 

87.  The  cases  above  stated  seem  to  settle  the  law  upon  the  subject 
under  consideration.  There  is  an  ancient  case,  which  seems  to  fa- 
vor a  different  doctrine. 

88.  A  brought  his  action  against  B,  declaring  that  he  was  seized  of 
a  dwelling-house,  lately  built,  and  that  B  had  a  house  next  adjoining, 
and,  in  making  a  cellar  under  his  (B's)  house,  dug  so  near  to  the  foun- 
dation of  A's  house,  that  he  undermined  it,  and  one-half  of  it  fell. 
Judgment  for  the  plainti£f.(2)  Upon  this  ancient  case,  it  is  remarked, (8) 
that  the  right  of  action  was  not  objected  to,  but  only  the  form  of  de- 
claring; and  that  the  report  is  very  short  and  unsatisfactory,  it  not  ap- 
pearing, whether  B  dug  merely  on  his  own  land,  or  whether  A's  house 
was  on  a  new  or  an  old  foundation. 

89.  In  a  recent  English  case,  the  exception  to  the  rule,  arising  from 
acquiescence  on  the  part  of  the  plaintiff,  was  considered. 

40.  In  1808,  the  house  of  A,  the  plaintiff,  was  built  against  the  pine 
end  wall  of  the  house  of  B,  the  defendant,  by  permission.  In  1829, 
B  made  an  excavation  in  a  careless  and  unskilful  manner,  in  his  own 
land,  near  this  wall,  thereby  weakening  it  and  injuring  A's  house. 
Held,  both  the  express  permission  and  the  long  acquiescence  gave  A 
a  right  of  action  ;  and  that  the  declaration,  alleging  ownership  of  a 
house,  belonging  to  and  supporting  which,  were  certain  foundations, 
was  well  supported,  as  it  intended  only  an  easement  in  such  founda- 
tion s.(4) 

41.  In  the  case  of  Lasala  v.  Holhrook,{b)  the  Chancellor  remarks, 
that  where  buildings  have  been  granted  in  their  present  situation,  by 
owners  of  adjacent  lots,  or  by  those  under  whom  they  have  derived 
their  title  ;  the  general  principle  docs  not  apply,  but  the  owner  of  the 
building  is  entitled  to  full  protection  against  the  consequences  of  any 
new  excavation,  or  alteration.  To  this  point  he  cites  several  English 
cases,  all  of  which,  however,  relate  to  the  obstruction  of  lights,  and 
have  been  referred  to  under  that  head.  Perhaps,  by  analogy,  they 
fully  sustain  the  Chancellor's  position.  In  Thurston  v.  Hancock,{<6)  Par- 
ker, Ch.  J.,  places  the  analogous  exception  oi  ?l  right  bij  prescription, 
upon  the  ground  of  presumed  grant/;-o??z  the  ancestor  of  the  man  who  oh- 

(1)  Tliurston  v.  Hancock,  12  Mass.  220. 

(2)  Slinpsby  v.  ]5arnard,  1  Rolle's  R.  88. 

(3)  12   Mass.  227. 

(4)  Brown  I'.  Windsor.  1  Cromp.  &  Jer.  20. 

(5)  4  Paige,  173. 

(6)  12  Mass.  225. 
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structs  the  privilege.     This  was  a  case,  as  has  been  seen,  of  injury  to  a 
building  by  excavation  of  the  adjoining  soil. (a) 

(a)  Tn  the  cities  of  New  York,  Philadelphia  and  Washington,  party-walls  and  buildings 
are  specially  regulated  by  stHtute.  3  Kent,  438  ;  Penn.  St.  1838-9,92.  As  to  the  effect 
of  a  city  custom  upon  this  subject,  see  Bradbee  v.  Governors,  &c.,  2  Dowl.  P.  C.  164. 

There  is  no  duty  or  obligation  on  the  owners  of  adjoining  building  lots  in  a  city,  to  unite 
in  building  a  party-wall  on  the  dividing  line.     Sherred  v.  Cisco,  4  Sandf  480. 

If  the  owner  of  a  city  lot,  on  building  upon  it,  place  half  of  the  wall  upon  the  adjoining 
lot ;  the  owner  of  the  latter  is  not  liable  to  contribute  towards  the  expense  of  the  wall,  upon 
bis  subsequently  using,  in  his  own  erection,  the  part  which  stands  upon  his  own  land.     lb. 

Where  a  party-wall  jointly  built  by  two  adjoining  owners,  one-half  on  the  land  which 
each  owns  in  severalt.y,  is  destroyed ;  there  is  no  obligation  resting  upon  either  to  rebuild 
it,  or,  to  unite  in  building  another  party-wall.     lb. 

The  parties,  uniting  in  building  a  party-wall,  at  their  mutual  expense,  do  not  thereby  be- 
come tenants  in  common  of  the  wall,  much  less  of  the  land  upon  which  it  is  erected.     lb. 

Each  owns,  in  severalty,  the  portion  of  the  wall  situated  on  his  own  land,  with  no  quali- 
fication, except  that  neither  has  a  right  to  pull  it  down  without  the  other's  consent,     lb. 

A  party-wall,  built  at  the  joint  expense,  being  destroyed  by  fire,  the  owner  of  one  of  the 
two  lots  proceeded,  without  the  agreement  or  concurrence  of  the  owner  of  the  other,  to  build 
a  new  wall  on  the  site  of  the  old.  The  owner  of  the  other  lot  subsequently  built  on  his  lot,  and 
rested  his  beams  on  the  new  wall.  Held,  that  he  was  not  liable  to  contribute  any  portion 
of  the  expense  of  erecting  such  wall.     lb. 

The  fact,  that  one-half  of  the  wall  stands  upon  the  adjoining  lot.  is  not  notice  of  any  lien 
for  the  cost  of  its  erection,  in  iavor  of  thtj  neighboring  owner,  who  erected  it.     lb 

A,  who  had  extended  a  party-wall,  sued  B, — wlio  had  used  the  wall,  having  bought  the  lot 
nextto  A,  though  after  several  conveyances  of  A's, — for  half  the  price  of  the  wall.  Held,  A's 
right  to  recover  was  not  barred  by  the  act  of  April  10th,  1849,  in  Pennsylvania,  which 
pa.ssed  the  rights  of  the  party-wall  to  the  purchaser,  as  his  right  had  accrued  before  the  act 
was  passed.     Dannaker  v.  Riley,  2  Harris,  435. 

Where  a  husband  erected  a  liouse  on  land  conveyed  to  him  and  his  wife  and  the  heirs  of 
his  wife,  and  the  party-wall  was  used  by  the  person  building  on  the  next  lot ;  held,  that  the 
husband  and  his  creditors  were  entitled  to  the  compensation  for  using  such  wall.  Davids  v. 
Harris,  9  Barr,  501. 

Under  this  (lass  of  easements,  may  be  included  the  mutual  and  respective  rights  of  parties 
in  an  open  and  public  space,  used  for  their  joint  accommodation.  It  is  held,  that,  where 
two  persons  own  two  lots  respectively,  bordering  on  the  inner  angle  of  a  jmblic  square,  the 
privilege  of  erecting  steps,  porches,  cellar  doors,  &c.,  upon  the  pavement  of  the  square,  ap- 
plies, as  well  to  the  side  as  to  the  front  of  each  lot,  but  cannot  be  exercised  by  one  so  as  to 
obstruct  the  free  use  of  the  pavement  by  the  other.     Rutter  v.  Fidler,  1  Jones,  181. 
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Alluvion. 
Islands. 
American  doctrine. 


1.  It  is  said,  the  owner  of  land  bounding  upon  the  sea,  or  other  navi- 
gable water,  where  the  tide  ebbs  and  flows,  owns  to  ordinary  high- 
water  mark.  The  soil  below  this  belongs  to  the  public,  not  subject  to 
the  interference  of  the  crown,  even  in  England  ;  unless  there  is  an  in- 
dividual title,  by  grant  or  [prescription.  The  sea'shore^  according  to 
Lord  Hale,  is  the  ground  between  ordinary  high  and  low-watermarks; 
and  irrima  facie,  and  of  common  right,  belongs  to  the  king,  but  may 
be  vested  in  a  subject  by  prescription  or  grant  ;  as  by  the  grant  of  a 
manor,  cumlittore  maris  eidem  adjacente.  But  such  grants  are  construed 
most  favorably  for  the  king  or  government,  as  a  trustee  for  the  public, 
and  strictly  against  the  grantee.  So,  after  a  grant  on  a  navigable  river, 
measures  may  be  adopted  to  improve  the  navigation,  though  productive 
of  remote  and  consequential  damages  to  the  JDanks.  It  is  held  in  New 
York,  that  the  public  has  no  right  to  use  and  occupy  the  soil  of  an  in- 
dividual, adjoining  navigable  waters,  as  a  public  landing  and  place  of 
deposit  of  property  in  its  transit,  against  the  will  of  the  owner  ;  though 
such  user  has  been  continued  more  than  twenty  years.  Such  user  nei- 
ther raises  the  presumption  of  a  grant,  thereby  giving  a  prescriptive 
title,  nor  proves  a  dedication  to  the  public  use.  In  Pennsylvania,  it  is 
decided,  that  the  right  of  exclusively  navigating  a  public  river  can  be 
acquired  only  by  public  grant,  not  by  prescription  ;  and  also,  that 
owners  of  the  shore  have  control  of  the  landings,  even  though  they 
make  the  termination  of  public  roads  ;  but  the  right  to  use  such  land- 
ings may  be  established  by  long  custom.  In  Maryland,  the  State  may 
grant  the  soil  covered  by  navigable  waters,  subject  to  the  rights  of 
fishing  and  navigation. (l)(a) 


(1)  3  Kent.  427,  431-2  ;  Rex  v.  Smith. 
Doug.  425;  5  Rob.  Adm.  182  ;  Hale,  de 
Jure  Maris,  cii.  4,  5 ;  Williams  v.  Wilcox,  1 
Wilm.  .t  H.477;  Water  ComVs,  3  Kdw.  290; 
Pearsall  v.  Post,  20  Wend.  HI ;  Bird  v.  Smith, 
8  Watts,  434;  Wilson  v.  Inloes,  11  Gill  &  J. 


351;  Middleton  v.  Pritchard,  3  Scam.  520; 
Cox  V.  The  State,  3  Blackf.  196;  Hagan  «. 
Campbell,  8  Por.  9  ;  Mayor,  &c.  v.  Kslava,  9, 
577;  Littlefield  V.  Maxwell,  31  Maine,  134; 
Gough  V.  Bell,  2  N.  J.  441  ;  1,  156. 


(a)  .\  grant  from  the  United  States,  since  tlie  admission  of  Alabama  into  the  Union 
of  lands  ill  Alabama  below  liigh-water  mark,  is  void.  Goodtitle  v.  Kibbe,  9  How.  U.  S. 
471. 

The  legislature  of  New  Jersey  have  the  right  to  grant  and  aliene  lands  under  water  in  nav- 
igable rivers,  bays,  and  arms  of  the  sea,  they  being  a  part  of  the  public  domain.  Gough  v. 
Bell,  1  New  Jersey.  156. 

A  grant,  by  the  legislature,  to  numerous  individuals,  authorizing  them  to  fill  up,  in  front  of 
their  lands,  the  land  under  the  water  of  a  river  or  bay,  to  a  fixed  exterior  line,  is  a  grant  to 
each  o(  the  shore  proprietors,  in  severalty,  of  such  right,  to  the  extent  of  the  land  under 
water  in  front  of  his  own  shore.     O'Donnell  v.  Kelsey,  4  Sandf  202. 

In  order  to  aseertain  the  boundary  line,  between  such  proprictoris,  in  the  made  land, 
the  wiiole  of  the  old  and  the  whole  of  the  new  line,  are  to  be  taken  into  consideration,  so 
that  each  may  have  iiis  dvie  proportion  of  water-front.     lb. 

The  rule,  that,  in  determining  the  right  to  land,  made  from  the  bed  of  a  river  or  bay,  the 
boundary  line,  between  co-terminoua  proprietors  on  a  curved  shore,  shall  equally  divide  th» 
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2.  Lord  Coke  says,  there  may  be  a  movable  freehold ;  an  instance  of 
which  is  a  grant  of  the  sea-shore  ;  which  passes  an  ownership  that  varies 
with  the  rise  and  fall  of  the  tide.(l)(a) 

3.  In  New  Jersey,  it  is  held,  that  a  grant  bounded  on  navigable 
water  reaches  to  high-water  mark  when  the  tide  is  high,  and  to  low- 
water  mark  when  it  is  low  ;  and  that  the  grantee  may  improve  and 
build  upon  the  intermediate  space.(2) 

4.  Chancellor  Kent  doubts  the  existence  in  law  of  any  such  unstable 
title  as  that  above  referred  to.(8) 

5.  The  owner  of  land  upon  a  river  not  navigable,  or  above  tide-water, 
owns  to  the  centre  of  the  stream,  subject  to  the  public  right  of  passage, 
as  upon  a  highway.  He  may  make  any  use  of  the  soil  or  the  water, 
not  inconsistent  with  this  common  privilege  ;  and  neither  the  State  nor 
an  individual  has  any  right  to  divert  the  stream  to  his  prejudice.(4)(6) 

6.  Small  streams,  which  cannot  naturally  be  used  for  boating,  though 
made  boatable  by  the  owner's  improvements,  are  private  property,  and 
not  public  highways.  So  a  creek  in  a  salt  marsh  is  not  navigable,  un- 
less it  may  be  navigated  generally  and  commonly,  not  merely  at  unusu- 


(1)  Co.  Lit.  48  b;  Scratton  v.  Brown,  4  B. 
t  C.  4  85;  HoUister  v.  Union,  &c.,  9  Conn. 
436. 

(2)  Arnold  v.  Uundy,  1  Halst.  1. 

(3)  3  Kent,  431. 


(4)  lb. :  3  Ohio,  496 ;  Wright  v.  Howard, 
1  Sim.  &  St.  190  ;  Luce  v.  Carley,  24  Wend, 
451 ;  Varick  v.  Smith,  9  Paige,  547  ;  Williams 
V.  Buchanan,  1  Ired.  535;  State  v.  Gilmanton, 
9  N.  H.  461 ;  Knight  v.  Wilder,  2  Cush.  199. 


angle  of  indentation,  is  incapable  of  application,  where  the  shore  is  curved  diagonally,  and 
the  outer  or  permanent  line  i3  straight.     lb. 

The  law  givea  no  fixed  and  certain  mode  of  drawing  the  boundary  line  in  such  a  case. 
It  only  lays  down  a  general  principle,  which  is,  that  each  riparian  proprietor  shall  receive 
his  rateable  share  of  front  on  the  outer,  or  new  water  line,  and,  that  the  question  whether 
the  boundary  lines  between  co-terminous  proprietors  are  to  be  drawn  at  right  angles,  or  di- 
vergent, or  convergent  to  the  shore,  depends  on  the  consideration,  whether  the  new  exterior 
Hue  equals,  exceeds,  or  falls  short,  of  the  old  shore  line.     lb. 

The  settlement  of  the  actual  boundaries  between  co-terminous  proprietors  of  water  lots 
to  whom  a  grant  of  the  land  under  water,  in  front  of  such  lots,  is  subsequently  made,  is  a 
question  of  much  difficulty  ;  and  a  mode  of  division,  which,  under  some  circumstances, 
would  be  perfectly  fair  and  equitable,  would,  under  others,  be  directly  the  reverse.     lb. 

In  this  point  of  view,  the  practical  location,  by  the  proprietors  themselve-s,  of  their  res- 
pective boundaries,  is  entitled  to  great  weight,  and,  where  a  mode  of  division  has  been  gen- 
erally adopted,  no  single  individual  of  them  ought  to  be  allowed,  causelessly,  to  disturb 
it.     lb. 

Certain  upland  was  conveyed,  adjoining  easterly  upon  a  river,  where  the  tide  ebbed  and 
flowed,  one  of  the  side  lines  running  at  a  right  angle  with  the  river,  and  the  other,  so  as  to 
leave  the  land  towards  the  river  of  less  extent  than  at  the  other  end,  '•together  with  all 
the  flats  and  water  privileges  adjoining  to,  being  at  and  having,  tlie  width  of  the  easterly 
end  of  the  said  land,  as  bounded  by  the  river  aforesaid."  The  bank  of  the  river,  at  that 
place,  was  convex.  Held,  that  the  extent  and  position  of  the  flats  was  to  be  determined, 
by  drawing  a  straight  line  from  the  south-east  and  north-east  corners  of  the  land,  at  high- 
water  mark,  and  extending  lines  from  the  east  of  that  line,  and  at  right  angles  with  it, 
from  high  to  low-water  mark.     Kennebec,  &c.  v.  Breadstreet,  28  Maine.  374. 

(a)  The  bank  of  a  river  is  that  which  contains  the  water  at  its  greatest  height.  "  Eipa  ea 
putatur  esse,  qi.ue,  phnissimum  flurnen  contineV  Dig,  43,  12,  3,  1  ;  3  Kent,  424.  The  shore 
(or  more  properly  hank,  [ripa,)  it  having  no  littus)  of  a  fresh  water  river,  is  where  the  land 
and  water  ordinarily  meet :  the  water's  edge  or  margin  of  the  stream.  Child  v.  Starr,  4  Hill, 
376  ;  6  Cow.  547.  In  Louisiana,  the  sea-sliore  is  the  land  covered  by  the  sea  at  the  highest 
water  in  winter.  Civil  Code,  art.  442.  A  heach  is  the  space  between  high  and  low-water 
mark.     Cutts  v.  Hussey,  3  Sliepl.  237.     See  Clowes  v.  Back,  7  Eng.  L.  &  Equ.  42. 

A  conveyance  of  land  bounded  by  the  shore  transfers  the  property  only  up  to  the  line,  and 
not  that  which  lies  beyond  it.     Lincoln  v.  Wilder,  29  Maine,  169. 

(6)  A  mere  iftfrzttZer  upon  land  cannot  avail  himself  of  this  principle.  His  possession  is 
limited  to  actual  occupaucj.     Watkins  v.  Holman,  16  Pet.  25. 
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ally  high  tides,  to  some  purpose  useful  to  trade  or  agriculture.     It  is 
not  sufficient,  that  it  will  float  a  small  boat  at  high  \vater.(l) 

7.  A  riparian  proprietor  may,  by  clear  and  specific  boundaries,  sell 
his  upland  to  the  top  or  edge  of  the  bank  of  a  river,  and  reserve  the 
stream  or  the  flats  below  high-water  mark.  In  such  case,  the  purchaser 
takes  the  bank  as  it  is,  or  may  afterwards  be  by  alluvion  or  decrease  of 
the  flow  of  the  river.  An  owner  may  also  convey  the  bed  of  a  stream, 
distinct  from  the  land  that  bounds  it.(2) 

8.  Streams  above  tide  water,  if  long  used^ov  the  passage  of  boats,  rafts 
or  timber,  though  not  public  rivers,  he' ome  public  highivays,{a)  and  any 
obstruction  of  them  is  a  nuisance.(6)     The  distinction  between  naviga- 


(1)  Wadsworth   v.    Smith.    2    Fairf.    218; 
Howe  V  Granite,  &c.,  21  Pick.  344. 

(2)  Storer  v.  Freeman,  6  Mass.  436;  Jack- 


son V.  Hathaway,  15  John.  447;  3  Kent,  433 
-4 ;  Den  v.  Wright,  1  Pet.  Cir.  64. 


(n)  Rivers  of  public  use  in  transportation  of  property,  being  subservient  to  commerce,  are 
things  of  common  right,  under  servitude  to  the  public  interest,  and  public-highways.  Spring 
V.  Russell,  7  Greenl.  290. 

(h)  Though  a  bill  in  equity,  for  an  injunction  against  a  publicnuisance  m  navigable  wafers, 
will  not  generally  be  sustained,  in  favor  of  a  private  individual;  yet,  where  a  party  will  sus- 
tain an  injury  distinct  from  that  done  to  the  public,  and  especially  if  it  be  irreparable,  and  a 
court  of  law  cannot  aflbrd  adequate  remedy,  this  relief  will  be  granted.  Frink  v.  Lawrence, 
20  Conn.  Ill 

A  and  B  were  owners  of  contiguous  lots,  bounded  easterly  by  a  harbor ;  A's  lot  lying 
south  of  B's.  A  owned  a  wharf,  extending  from  his  land  into  the  harbor,  at  the  further  end 
of  whicli  was  a  short  wharf  at  right  angles  with  the  principal  one,  the  whole  being  in  the 
form  of  a — |.  This  wharf,  on  the  north  side  of  it,  where  vessels  principally  laj',  was  a  safe 
and  convenient  one,  and  much  resorted  to.  B  was  about  driving  a  connected  row  of  piles 
from  the  south-east  corner  of  his  land  to  the  north-east  end  of  A's  wharf,  in  such  a  manner 
as  to  entirely  obstruct  the  passage  of  vessels,  from  the  waters  of  the  harbor  to  the  north  side 
of  A's  wharf;  which  would  greatly  impair  the  value  of  his  property.  This  obstruction  was 
not  contemplated  by  B,  as  part  of  a  wharf  which  he  intended  to  construct  adjoining  his  land. 
On  a  bill  in  equity,  brought  by  A  against  B,  to  restrain  him  from  making  such  obstruction, 
held,  A  was  entitled  to  the  relief  sought.     lb. 

The  public  benefit,  arising  from  tlie  construction  of  a  bridge  over  a  navigable  river,  is  no 
defence  to  a  bill  in  equity  for  an  injunction  to  abate  it,  as  an  obstruction  to  the  free  naviga- 
tion of  the  river.    [Daniel,  J.,  dissenting.]    Pennsylvania  v.  Wheeling,  &c., '13  lIow.U.  S.518. 

An  action  on  the  case  for  a  nuisance  cannot  be  sustained,  unless  the  plaintifi'  shows  a  par- 
ticular injury  to  himself,  distinct  from  that  which  he  suffers  in  common  with  the  rest  of  the 
community.     Seeley  v.  Bishop,  19  Conn.  128. 

Therefore,  where  a  dam  in  a  navigable  creek,  by  means  of  which  the  plaintiff  was  prevent- 
ed from  passing  along  such  creek,  from  his  residence  above  to  his  land  below,  and  the  con- 
verse; held,  that  this  obstruction  was  not  the  subject  of  a  private  action,     lb. 

But  when  an  individual  sutlers  special  damage  by  an  obstruction  of  a  navigable  river,  he 
may  have  civil  redress  by  a  suit,  though  the  obstruction  be  authorized  by  a  State,  if  it  is  con- 
trary to,  or  conflicts  with,  some  clause  in  an  act  of  Congress,  such  as  a  coasting  license. 
United  States  v.  New  Bedford  Bridge  Co.,  1  W.  &,  M.  401. 

A  building  vvnicli  extends  into  the  harbor  of  Boston,  beyond  the  commissioners'  lino  es- 
tablished under  the  Massachu.setts  acts  of  1837,  c.  229,  and  1840,  c.  34,  and  which  is  also 
below  low-water  mark,  and  an  obstruction  to  the  navigation  ;  is  a  public  nuisance,  notwith- 
standing it  was  erected  previous  to  the  passing  of  those  acts.     Garey  v.  KUis,  1  Cush.  306. 

The  navigation,  the  obstruction  of  wliich  is  a  public  nuisance,  is  on  waters  whereon  the 
public  pass  and  repass,  with  ves.sels  or  boats,  in  the  jirosecution  of  commerce  essentially  valu- 
able.    Wetliorsfield  v.  Humphrey,  20  Conn.  218. 

The  only  mode  of  punishing  acts  as  crimes,  which  obstruct  the  navigation  of  rivers  and 
ports  within  the  limits  of  a  State,  and  are  not  now  crimes  under  the  laws  of  a  State,  or  the 
United  Slates,  is  by  further  legislation  by  Congres.s,  under  its  authority  to  regulate  foreign 
commerce,  and  that  between  the  states,  declaring  what  obstructions  shall  be  penal,  if  not  re- 
moved or  modified,  and  in  what  court  the  oflfenc-e  shall  be  tried.  U.  S.  v.  New  Bedford,  &c., 
1  W   &  Min.  401. 

Where  a  higiiway,  laid  out  to  furnish  access  to  a  ferry,  passed  over  the  neck  or  mouth  of 
Keeney's  cove,  a  body  of  water  setting  up  from  Connecticut  river;  it  was  held,  that  the  lay- 
in;;  out  was  not  exceptionable  as  an  obstruction  to  navigation.  Wethersfiold  v.  Humphrey, 
aoConn.  218. 
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ble  rivers  and  private  rivers  is,  that  the  former  are  presumed  to  be  open 
to  the  public,  while  the  latter  arc  presumed  not  to  be  ;  but  the  presump- 
tion may  be  rebutted  by  usage.  It  was  early  held  in  Massachusetts, (1) 
that  navigable  waters  are  a  common  privilege  for  passing  on  them  ;  but, 
in  case  of  a  river  not  navigable,  though  convenient  for  boats  and  rafts 
even  many  miles  above  the  spot  in  question,  if  the  owner  of  the  adjoin- 
ing shore  build  a  bridge  across,  he  maj-  have  trespass  against  an  indi- 
vidual who  throws  it  down.(2)(a) 

9.  Where  a  river  is  obstructed  by  a  dam,  if  an  owner  ol  logs  floating 
therein  suffer  them  to  remain  stationary,  and  obstruct  the  stream,  he 
may  have  trespass  against  one  Avho  pushes  them  over  the  dam,  and 
along  the  river ;  because  the  facts  negative  a  highway  by  usage. (3) 

10.  Where  the  owner  on  each  side  of  a  river  erects  hydraulic  works, 
both  are  entitled  to  use  equal  shares  of  the  water.(4) 

11.  Upon  the  principle  above  stated,  the  grant,  either  private  or  pub- 
lic, of  land  bounded  on  a  river,  or  upon  its  margin,  or  along  the  river, 
above  tide  water,  passes  a  title  to  the  middle  of  the  stream,  including 
the  water,  the  bed,  and  all  islands;  unless  there  be  an  express  reserva- 
tion, a  clear  declaration  or  intention,  or  acertain  and  immemorial  usage, 
to  the  contrary,  or  unless  such  construction  is  negatived  by  prior  grants 
on  the  other  side.(6)  Thus,  it  was  early  held  in  Massachusetts,  that  a 
sale  to  the  river  passes  the  stream  and  mill-site  to  the  centre.  So,  where 
tenants  in  common,  by  partition,  assign  to  each  the  land  on  one  side  of 
the  stream,  each  owns  to  the  centre.  In  a  later  case  in  the  same  State 
the  court  remark,  that  one  owning  to  the  hank  of  a  river  owns  to  the 
middle  ;  but,  if  the  owner  of  the  land  bounds  his  grant  of  it  hy  the  bu7ik, 
the  stream  is  excluded.  From  the  apparent  incompatibility  of  these 
two  propositions,  it  has  been  inferred,  that  the  latter  must  be  intended 
to  apply  to  such  case  only,  where  the  river  is  reserved,  or  by  plain  ex- 
pression or  implication  excluded  from  the  grant.  And  the  authority  of 
the  case  is  questioned,  as  a  guide  for  the  decision  of  any  other.(5) 

12.  If  a  grant  is  bounded  by  visible  and  permanent  monuments,  such 


(1)  2  Dane,  696. 

(2)  Berry  v.  Carle,  3  Greenl.  269.  See 
Bradley  v.  Rice,  13  Maine,  201 ;  Morrison  v. 
Keen,  3  Greenl.  474 ;  Home  t;.  Richards,  4 
Call,  411;  Warner  v.  Southworth,  6  Conn. 
471;  Gavit  v.  Chambers,  3  Ohio,  495;  Wil- 
liams v.  Buchanan,  1  Ired.  535;  Starr  i;.  Child, 
20  Wend.  149;  Water  Commissioners,  3  Kdw. 
290;  Gold  v.  Carter,  9  Humph.  369. 


(3)  lb. 

(4)  Arthur  v.  Case,  1  Paige,  448. 

(5)  Jennings,  6  Cow.  549 ;  Hayes  v.  Bow- 
man, 1  Rand.  417  ;  3  Kent,  427-33;  Canal, 
&c.  V.  People,  5  Wend.  423  ;  Mayo  v.  Quinby, 
3  Dane,  4 ;  King  v.  King,  7  Mass.  406 ;  Hatch 
V.  Dwight,  17  Mass.  289 ;  Starr  v.  Child,  20 
Wend.  149;  Canal,  &c.  v.  Haven,  5  Gilm. 
548  ;  Lincoln  v.  Wilder,  29  Maine,  169. 


(a)  The  public  have  the  same  right  to  travel  on  the?'ce  of  a  navigable  river,  as  a  highway, 
that  they  have  to  travel  on  the  waters  of  the  river.  French  v.  Camp,  Maine  S.  J.  C.  June, 
1841;  Law  Rep.  Sept.  1841,  p.  200. 

Tlie  public  having  appropriated  a  tract  on  such  ice  for  a  road,  any  person  who  wantonly 
or  carelessly  obstructs  the  same,  or  cuts  a  hole  therein,  is  liable  for  any  damage  thereby 
caused  to  passengers.     lb. 

The  right  set  up  by  a  citizen  of  the  United  States,  to  navigate  certain  waters,  is  an  ab- 
stract one,  which  Chancery  will  not  interfere  to  protect.  Spooner  v.  McConnell.  1  McLean, 
338. 

(6)  After  such  grant  from  the  State,  the  grantee's  right  cannot  be  abridged  by  a  subsequent 
public  declaration,  establishing  the  stream  as  a  navigable  river.  Coovert  v.  O'Connor,  8 
Watts,  470.  See  Louisville  v.  Bank,  &c.,  3  B.  Monr.  143.  A  grant  "bounded  east  by  the 
River  Mobile,"  passes  the  land  between  high  and  low-water  marks.  City,  &c.  v.  Emanuel, 
1  How.  95 
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as  a  tree  or  fence,  near,  but  witliout  the  edge  of  a  river,  the  river  is 
excluded. (1) 

18,  Grant  from  the  State,  bounded  as  follows:  "Beginning  at  a 
hemlock  tree,  standing  by  the  south  side  of  the  river  A,  thence  south, 
&c.,  to  another  hemlock  tree,  also  standing  by  said  river,  thence 
south-eastwardly,  and  bounding  by  said  river  to  the  first  mentioned 
bound."  A  question  arose  whether  the  grant  included  an  island,  on 
each  side  of  which  the  river  ran,  and  which  lay  between  the  two  trees 
named,  and  nearest  to  the  shore  conveyed  by  the  grant.  Held,  as  in 
this  case  there  were  two  channels,  the  grant  was  meant  to  extend  to 
that  channel,  which  would  include  the  island;  that  the  boundary  by 
the  two  trees,  one  standing  on  the  south  side  of  the  river,  and  the  other 
hy  the  river^  would  reach  to  the  centre  of  the  stream;  and  that  bound- 
ing Ijy  the  river  did  not  intend  the  edge  of  the  river  on  which  the  trees 
stood(2) 

14.  Grant  from  the  State  of  a  tract,  beginning  at  a  tree  standing  not 
/ar  from  a  river ;  thence  running  down  the  river  by  course  and  dis- 
tance, but  obliquely,  from  the  river,  so  as  to  leave  a  triangular  piece  of 
land  between  the  boundary  and  the  river.  Held,  the  course  of  the 
river  should  control  the  course  specified.(3) 

15.  Where  land  is  granted,  fronting  on  and  bounded  by  a  river,  the 
side  lines  are  to  be  continued  to  the  main  stream,  though  they  thereby 
cross  a  point  formed  by  the  junction  of  one  of  its  branches  with  the 
main  stream.  If,  in  a  convey;ince  of  premises  upon  the  bank  of  a  river 
not  navigable,  the  lines  are  stated  to  run  from  oneof  the  corners  of  the 
lot  to  the  river,  and  thence  along  the  shore  of  said  river  to  a  certain 
street;  the  grantee  takes  '''■adfilum  aquce.''\^) 

15  a.  Conveyance  of  20,100  acres  of  land  on  the  west  side  of  Genesee 
River,  bounding  it  easterly  "  on  the  bank  of  the  river,  agreeable  to  the 
traverse,"  and  reserving  "  out  of  the  above-described  lands  one  hundred 
acres,  which  is  conveyed  by  deed  to  A,  and  is  to  be  laid  out  in  a  square 
form,  as  near  as  the  traverse  of  the  river 'will  admit,  and  the  said  A's 
mill  to  be  the  centre  of  the  eastern  boundary."  Held,  the  reservation 
was  part  of  the  premises  granted,  and  the  whole  tract,  including  the 
cue  hundred  acre  reservation,  was  bounded  by  the  bank,  not  by  the 
thread  of  the  stream. (5) 

15  h.  In  a  grant  by  the  United  States  of  land  bordering  on  a  stream 
not  navigable,  the  minutes  in  the  surveyor's  office  showed  that  the 
stnjam  was  meandering,  but  there  was  no  marked  line  upon  the  plat 
by  which  the  grant  was  made  limiting  the  grant  to  the  margin  of  the 
stream.  Pleld,  the  grantee  took  to  the  centre  thread  of  the  stream,  and 
the  meandered  line,  run  for  the  purpose  of  determining  the  quantity  of 
land  in  the  fraction,  was  not  a  boundary.(6) 

16.  Where  the  same  person  owns  on  both  sides  of  a  river,  not  navi- 
gable, he  also  owns  the  whole  river,  so  far  as  his  lands  extend. (7) 

17.  Where  a  river,  not  navigable,  changes  its  course  or  width,  if  it 
gain  upon  one  bank  gradually  and  imperceptibly,  the  owners  on  both 
sides  still  continue  to  own  to  tiie  centre;  if  suddenly,  the  centre  of  the 


(1)  Ang.  on  W.  C.  6. 

(2)  Lunt  V.  Holland,  14  Mass.  149. 

(3)  llarramondv.  McGlaughan,  Tayl.  196; 
Aug.  9. 


(4)  Graves  v.  Fislier,  5  Greenl.   69 ; 
V.  Child,  20  Wend.  149. 

(5)  vStarr  v.  Child,  5  Deuio,  699. 

(6)  Canal,  kc.  v.  Haven,  5  Giltn.  548. 

(7)  3  Kent,  427. 
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river  remains  as  before,  with  reference  to  their  relative  title,  and  in  this 
way  one  may  come  to  own  the  whole  stream.(l) 

18.  If  soil  be  formed  out  of  the  sea,  or  a  river,  by  slow  and  imper- 
ceptible alluvion  and  accretion,  whether  by  the  water's  retiring,  or  a 
slow  deposit  of  sand,  &c.,  it  belongs  to  the  owner  of  the  adjoining 
land.(2)(a) 

19.  The  ownership  of  an  island  in  a  river  belongs  to  the  owner  of 
the  land  on  that  side  of  the  river  to  which  it  is  nearest.  If  the  centre 
of  the  stream  passes  through  the  island,  the  owners  are  entitled,  accord- 
ingly, to  portions  of  it  in  severalty.(3) 

20.  Where  one-fourth  of  a  stream,  in  which  was  an  island,  flowed 
on  one  side  of  it ;  held,  the  owner  of  the  shore  on  the  other  side  was 
entitled  to  the  whole  of  three-fourths  of  the  river.  And,  if  an  island 
in  a  river  not  navigable  divides  the  channel,  and  lies  partly  on  each 
side  of  the  thread  of  the  river,  the  opposite  proprietors  will  own  it  re- 
spectively according  to  the  original  thread  of  the  river.(4) 

21.  The  principles  of  the  common  law,  above  stated,  have  been  recog- 
nized in  many  of  the  United  States,(5)  and  probably  are  in  force  in  all 
of  them,  with  the   exceptions  which  will  be  presently  noticed. (i)     In 


(1)  3  Kent,  427 ;  King  v.  Yarborough,  3 
Barn.  &  Cr.  91.  See  Municipality.  &c.  v.  Or- 
leans, &c.,  18  Louisi.  122;  City,  &c.  v  Holland, 
lb.  286  ;  Pulley  V.  Municipality,  &c.,  lb.  278; 
Now  Orleans  v.  U.  S.,  10  Pet.  662;  Murry  v. 
Sermon,  1  Hawks,  56 

(2)  lb. ;  Girard  v.  Hughes.  1  Gill  &  John. 
249 ;  Handly  v.  Anthony,  6  Wheat.  380  ; 
Ingraham  v.  Wilkinson,  4  Pick.  273;  Hagan 
V.  Campbell,  8  Por.  9. 

(3)  3  Kent,  428;  King  v.  Smith,  Doug. 
441  ;  Middleton  v.  Pritchard,  3  Scam.  620; 
Grant  i).  Davidson,  16  Conn.  512. 

(4)  Crockery.  Bragg,  10  Wend.  260;  Deer- 


field  V.  Arms,  17  Pick.  41. 

(5)  Berry  v.  Carle,  3  Greenl.  269;  Morrison 
V.  Keen,  lb.  474 ;  Proprs,  &c.  v.  Carlton,  2 
N.  H.  369;  King  v.  King,  7  Mass.  496;  Lunt 
«;.  Holland,  14  lb.  149;  Ingraham  v. Wilkinson, 

4  Pick.  268;  Adams  v.  Pease,  2  Conn.  481  ; 
6  lb.  471;  6  Cow.  618;  Palmer  v.  Mulligan, 
SCaines,  318:  People  v.  Piatt,  17  John.  195; 
Hooker  v.  Cummings,  20  lb.  90  ;  Arnold  v. 
Mundy,  I  Halst.  1  ;  Hayes  v.  Bowman,  1 
Rand.' 417  ;  Mead  v.  Haynes,  3  lb.  33  ;  Howe 
V.  Richards,  4  Call,  441  ;  Browne  v.  Kennedy, 

5  H.  &  J.  195. 


(a)  Whether  arising  from  natural  or  artificial  causes,  as,  e.  g.,  the  erection  of  wharves, 
affecting  the  natural  action  of  the  water.  Adams  v.  Prothingham,  3  Mass.  3G3.  See  8  Por. 
9.  Riparian  proprietors  are  in  general  entitled  to  land  formed  by  alluvion,  according  to  the 
following  rule.  Measure  the  whole  of  their  old  line  on  the  river,  and  ascertain  the  number 
effect  owned  by  each;  divide  the  new  river  line  into  equal  parts,  appropriating  to  each 
proprietor  a  number  proportional  to  his  number  of  feet  on  the  old  line.  Then  draw  lines 
from  the  points  at  which  the  proprietors  respectively  bounded  on  the  old,  to  those  thus  set- 
tled as  the  points  of  division  on  the  new  shore.     Deerfleld  v.  Arms,  17  Pick.  41. 

But  where  the  old  margin  has  deep  indentations  or  sharp  projections,  the  general  avail- 
able line  on  the  rirer  is  to  govern,  and  not  the  actual  length  of  the  margin,  as  thus  elongated, 
lb.  Where  a  deed  calls  for  a  line  on  the  bank  of  a  river,  which  is  afterwards  changed  by 
excessive  floods ;  the  boundary  remains  unaltered.  Lynch  v.  Saunders,  4  Dev.  &  B.  62. 
Where  a  bank  is  enlarged  by  the  sudden  casting  up  of  sand,  &c.,  the  addition  belongs  to  the 
public.  8  Por.  9.  If  land  is  granted  upon  the  shore,  but  with  other  fixed  bounds,  no  right 
can  he  gained  by  alluvion.     Mayor,  &c.,  v.  Eslava,  9,  577. 

Upon  a  division  among  lieirs,  a  lot  was  assigned  to  A,  bounding  upon  a  beach,  A  giving 
to  the  others  the  right  to  take  seaweed  thereon.  The  boundaries  having  gradually  sliifted 
by  the  action  of  the  sea;  held,  this  right  was  not  tiiereby  afi"ected,  but  might  still  be  exer- 
cised anywhere  below  the  land  bounding  on  the  beach.     Phillips  v.  Rhodes,  7  Met.  322. 

The  territory  of  the  State  of  Delaware  within  "  the  twelve  miles'  circle"  extends  across 
the  Delaware  River  to  low-water  mark  on  the  Jersey  shore;  and  tlie  title  to  the  Pea  Patch 
Island,  which  was  formed  of  alluvion  and  deposit  in  the  river,  was  in  the  State  of  Delaware, 
and,  by  cession,  passed  to  the  United  States.  The  Pea  Patoh  Island,  Wallace,  jr.,  Appen- 
dix, 9. 

(b)  But  see  Bowman  v.  Wathen,  2  M'L.  376.  In  Massachusetts,  it  is  said,  there  is  no 
statute  of  the  Commonwealth  or  Province,  nor  ordinance  of  the  Colony,  which  alters  the 
common  law  as  to  rivers  not  navigable,  except  in  regard  to  the  fisheries.  Cook  v.  Hull,  3 
Pick.  271. 
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Connecticut,  Swift,  Ch.  J.,  remarks,  that  a  more  perfect  system  of  re- 
gulations on  this  subject  could  not  be  devised.  It  secures  common 
rights  as  far  as  the  public  interest  requires;  and  furnishes  a  proper  line 
of  demarkation  between  them  and  private  rights. (1) 

22.  By  the  ordinance  relating  to  the  Northwest  Territory,  it  is  pro- 
vided unalterably,  that  the  navigable  waters,  leading  into  the  Missis- 
sippi and  St.  Lawrence,  and  the  carrying  places  between  the  same,  shall 
be  common  highways,  and  forever  free.(a)  But  this  provision  does  not 
affect  the  common  law  rule  of  ownership  by  the  proprietors  of  the 
respective  banks  to  the  thread  of  the  river ;  nor  impair  the  rights  of 
State  legislatures  to  improve  the  navigation  of  such  waters  by  draw- 
bridges, canals,  railroads  and  turnpikes,  and  imposing  tolls  in  connec- 
tion therewith. (&)  But  it  is  held,  that  Congress  cannot  validly  grant 
the  shore  of  a  navigable  river.(2) 

23.  It  is  stated  as  the  settled  law  in  Connecticut,(3)  resting  on  the 
same  ground  of  general  usage,  which  is  at  the  foundation  of  the  com- 
mon law,  that  the  owner  of  land  upon  a  navigable  river  has  an  exclu- 
sive right  to  the  sojl  between  high  and  low  water  marks,  for  the  erec- 
tion of  wharves  and  stores.  Such  owner  is  not  understood  to  be  seized^ 
but  to  have  a  right  of  occupation,  or  franchise.  And  he  may  maintain 
ejectment. 

24.  But  it  is  also  held, (4)  that  the  seaweed  accumulating  below  low- 
water  mark  belongs  to  the  public,  not  to  the  owner  of  the  bank.(c) 
Daggett,  J.,  says,  the  common  law  doctrine,  that  the  right  to  the  soil 
of  the  proprietors  of  land  on  navigable  rivers,  extends  only  to  high-water 


(1)  Adams  v.  Pease,  2  Conn.  483. 

(2)  3  Kent,  427,  n;  Gavit  v.  Chambers,  3 
Ohio,  490 ;  1  McL.  337  ;  9  Por.  577  ;  Palmer 
V.  Cuyahoga,  &o.,  3  McL.  226. 


(3)  East  Haven  v.   Hemingrway,   7   Conn. 
186,  202;   Nichols  i;.  Lewis,  15,  137. 

(4)  Chapman  v.  Kimball,  9  Conn.  38.    (See 
Marcey  v.  Darling,  8  Pick.  283.) 


(a)  A  statute  of  Alabama  makes  the  same  provision  as  to  all  rivers  actually  navig-able. 
The  title  to  the  beds  of  such  rivers  is  in  the  public,  unless  expressly  granted.  Bullock  v. 
"Wilson,  2  Por.  436.  The  eastern  channel  of  the  Mississippi  River,  between  Bloody  Island 
and  the  main  land,  is  in  fact,  and  within  the  meaning  of  the  law,  navigable,  and  a  part  of  the 
common  highway  ;  and  an  obstruction  thereof  is  a  public  nuisance.  The  People  v.  St.  Louis, 
5  Gilman,  351.  Although  the  several  States  bordering  on  the  Mississippi  River  may  change 
its  current,  or  even  fill  up  some  of  its  navigable  channels,  whenever  they  find  it  necessary  to 
their  own  well-being,  taking  care  to  leave  a  free  navigation  ;  yet  individuals  have  no  such 
right ;  and,  where  such  act  is  done  by  an  individual  as  would  amount  to  a  nuisance  in  a 
navigable  river,  although  a  sufficient  navigation  is  left  to  the  public,  still,  a  court  of  equity 
cannot  inquire  whether  the  act  is  for  the  public  good,  but  must  abate  the  nuisance.  lb.  In 
Maryland,  a  patent  may  be  granted  for  land  under  navigable  water,  subject  to  navigation, 
&c.  Baltimore  v.  M'Kim,  3  Bland,  467,  473.  One  owning  laud  upon  tide  water  has  no 
pre-emptive  right  to  take  contiguous  marsii.     lb. 

{h)  By  successive  acts  of  Congress,  all  the  navigable  waters  in  the  "Western  States  and 
Territories  are  declared  public  highways.  3  Kent,  427,  n.  Grants  on  the  Ohio  river  are 
held  to  pass  a  title  to  low-water  mark.  So  on  the  Mississippi  River,  subject  to  the  public 
right  of  navigating  and  fastening  to  the  shore,  notwithstanding  the  treaties  and  statutes, 
declaring  it  a  free  highway.  Middleton  v.  Pritchard,  3  Scam.  520;  Morgan  v.  Reading,  3 
Sm.  k,  M.  366.  It  is  held,  that  a  grant,  by  the  government  or  its  grantee,  of  land  on  the 
Ohio  River,  ceded  by  Virginia  in  the  territory  of  Indiana,  passes  a  title  to  low-water  mark. 
Slinson  v.  Butler,  4  Blackf  285.  The  shores  of  the  Ohio  River,  between  high  and  low-water 
marks,  belong  to  tiie  owners  of  the  adjoining  lands.     Blanchard  v.  Porter,  11  Oliio,  138. 

Where  the  width  of  a  street  marked  by  right  lines  is  given  in  a  town-plat,  surplus  land 
between  the  street  and  the  low-water  mark  of  a  river  is  not  thereby  dedicated  to  the  use  of 
the  town.     McLaughlin  v.  Stevens,  18  Oiiio,  94.     See  Rowan  v.  Portland,  8  B.  Mon.  232. 

(c)  See  "Vol.  I,  p.  63.  In  Maine  it  is  held,  that  neither  Ijy  the  ancient  ordinance  nor  the 
common  law,  can  one  person  take  muscle-bed  manure  from  another's  land  between  higli  and 
low-water  marks.     Moore  v.  Griflin,  9  Shepl.  350. 
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mark^  is  the  law  in  Connecticut,  for  there  is  no  statute  abrogating  it. 
The  adjoining  proprietors,  indeed,  have  the  right  to  the  shore,  subject 
to  the  paramount  right  of  the  pubhc.  The  usage  for  them  to  wharf 
out  against  their  own  land  has  never  been  disputed.  The  interests  of 
navigation  have  been  subserved,  and  the  consequences  have  been  salu- 
tary. On  the  death  of  the  owner  to  high-water  mark,  his  estate  in  the 
shore,  and  the  erections  upon  it,  has  descended  to  his  heirs.  This  is 
our  common  law,  founded  on  immemorial  usage. 

25.  In  Maine  and  Massachusetts,  it  is  the  established  rule,  that  the 
owner  of  land,  bounded  upon  navigable  water,  has  a  title  to  the  shore 
between  high  and  low-water  marks,  subject  to  the  public  right  of  pas- 
sage, and  provided  the  space  does  not  exceed  one  hundred  rods.  And 
the  flats  are  so  far  incident  to  the  upland,  that  if  a  lost  deed  of  the  latter 
is  presumed,  the  former  will  pass  without  proof  of  possession  by  the 
grantor,  unless  it  be  proved  that  the  titles  have  been  separated  by 
alienating  one  without  the  other.(l)(a)  This  rule  is  founded  upon  a 
colonial  ordinance  of  16il,  which,  though  subsequently  annulled, 
thenceforward  became  the  established  law  in  Massachusetts.  Under 
this  rule,  the  space  between  high  and  low-water  marks  may  be  built 
up  with  wharves,  provided  they  do  not  obstruct  navigation.(6)  But  a 
wharf  extending  into  the  channel,  in  Boston  harbor,  has  been  held 
indictable  as  a  nuisance.(2)(c)  The  whole  of  a  navigable  river,  included 
within  high-water  mark,  on  each  side,  is  a  highway,  not  lawfulh'  to  be 
obstructed.  And  a  grant,  or  prescription,  to  build  upon  the  flats,  is 
upon  the  implied  condition  of  not  obstructing  navigation. (o)(cZ) 


(1)  Storer  v.  Freeman,  6  Mass.  435 ;  2 
Dane,  693-4 ;  Ingraham  v.  Wilkinson,  4 
Pick,  268  ;  Barker  v.  Bates,  13,  255  ;  Lapish 
V.  Bangor.  &c.,  8  Greenl.  85 ;  Sale  v.  Pratt, 
19  Pick.   191;  Valentine  v.   Piper,  22,  85; 


Green  v.  Chelsea,  24,  71;  Parker  v.  Cutler, 
&c.,  7  Shepl.  353.     See  Mass.  St.  1852,  852. 

(2)  Com.  V.  "Wright,   Jurist,   Xo.  6,  185; 
Rex  V.  Grosvenor,  2  Star.  511. 

(3)  Kean  v.  Stetson,  5  Pick.  492. 


(a)  The  owners  of  upland,  to  which  flats  adjoin,  may  sell  the  upland  without  the  flats,  or 
the  flrtts  without  the  upland.     Deering  v.  Long  wharf,  25  Maine,  51. 

(6)  So  in  Connecticut;  the  object  of  the  law  conferring  this  right,  being  to  benefit  com- 
merce     Frink  v.  Lawrence,  20  Conn.  117. 

(c)  In  Connecticut,  it  is  a  nuisance  to  obstruct  or  divert  any  stream,  kc,  to  the  injury  of 
any  person,  without  license  from  the  town,  where  such  town  has  the  right  of  granting  it. 
Conn.  St.  1821,  362. 

(d)  One  who  erects  a  wharf  below  low-water  mark,  without  authority  from  the  legi.slature, 
gains  no  possession  or  color  of  title  beyond  the  land  under  water  actuallj'  covered  by  the 
wharf,  nor  any  exclusive  right  to  use,  by  way  of  appurtenance  to  the  wharf,  the  open  space 
by  the  side  of  it,  for  the  purposes  ot  a  dock.  Gray  v.  Bartlett,  20  Pick.  186.  The  space  in 
question  Deing  a  public  domain,  by  thus  using  it  with  the  assent  of  any  individual,  the 
builder  does  not  gain  an  easement  as  against  the  latter.  lb.  So  tlie  owner  of  flats,  by 
covering  the  whole  of  them  to  low-water  mark  with  a  wharf,  does  not  claim  the  right  to  lay 
vessels  upon  the  flats  of  an  adjoining  owner.  Hence,  the  silence  of  the  latter,  during  the 
erection  of  the  wharf,  is  no  evidence  of  his  implied  assent  to  such  a  claim.  lb.  See  Hagan 
V.  Campbell,  9  Por.  9 ;  Fitcliburgh,  &c.  v.  Boston,  &c.,  3  Cush.  58. 

Where  owners  of  land,  bounded  upon  tide  waters,  extend  a  wharf  beyond  low-water 
mark,  they  are  liable  therefor  only  to  the  sovereign  power,  and,  altiiough  such  extension 
may  be  an  injury  to  land  adjoining,  the  owners  cannot,  on  that  ground,  recover  damages. 
Gerrish  v.  Proprietors,  &c.,  26  Maine,  384. 

The  owner  of  flats  may  lawfully  erect  wharves  upon  them,  for  his  own  use  and  benefit ; 
but  the  public  have  the  right,  equally  with  him,  to  pass  and  repass  with  vessels  and  boats 
upon  and  over  the  water,  where  there  is  no  occupation  with  wharves  and  buildings.  Deer- 
ing V.  Long  Wharf,  25  Maine,  51. 

Wliere  an  act  of  the  legislature  authorized  a  proprietor  of  lands  in  Brooklyn,  lying  on  the 
East  River,  which  is  an  arm  of  the  sea,  to  construct  wharves  and  bulkheads,  in  the  river, 
in  front  of  his  land ;  and  there  was,  at  that  time,  a  public  highway  through  said  land,  ter- 
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26.  Chief  Justice  Parsons  states,  as  the  reason  for  the  modification  of 
the  common  law  above  referred  to,  in  Massachusetts,  that  the  first  set- 
tlements were  made  on  harbors,  or  arms  of  the  sea,  that  the  erection  of 
wharves  was  very  important  for  commercial  purposes,  but  the  colony 
was  itself  too  poor  to  build  them,  and,  therefore,  by  this  ordinance,  en- 
couraged individuals  to  do  it.(l)  Chief  Justice  Shaw  mentions  the 
point  as  a  curious  subject  of  investigation.  He  remarks,  that  by  the  com- 
mon law,  the  king  held  the  right  of  property  to  high-water  mark,  in 
trust  for  the  subjects,  and  therefore  could  not  grant  it  to  one  of  them. 
But  this  restriction  could  not  apply  to  grants  of  foreign  domains,  to 
large  companies,  obviously  made  for  political  objects,  the  accomplish- 
ment of  which  necessarily  required  a  portion  of  the  sovereign  preroga- 
tives. Hence,  the  charters  of  such  companies  granted  not  only  the  soil, 
but  also  "  all  havens,  ports,  rivers,  waters,  royalties,^^  &c.,  clearly  in- 
cluding the  right  and  jurisdiction  of  the  crown  in  the  sea-shores.  It 
seems  best  to  have  suited  the  views  of  the  colonists  here,  to  treat  the 
soil  of  the  sea-shores,  and  flats,  as  the  property  of  the  riparian  proprie- 
tor, subject  to  certain  modifications;  because  such  has  been  the  uniform 
practice.     In   Massachusetts,    an    ordinance    was   accordingly    passed. 

(1)  Storer  v.  Freeman,  6  Mass.  438.     See  also  remarks  of  Judge  Parker,  1  Pick.  182. 

minating  at  tlie  river;  held,  upon  such  proprietor's  filling  up  the  land,  between  the  former 
termination  of  the  street  and  a  bulkhead  erected  by  him  in  tiie  river,  the  street  was,  by  ope- 
ration of  law,  extended  from  such  former  termination,  over  the  newly-made  land,  to  the 
water;  that  he  had  not  the  right  to  obstruct  the  public  right  of  passage  over  the  same  to 
the  water;  and  that,  by  so  obstructing  such  passage,  he  was  guilty  of  a  nuisance.  The 
People  V.  Lambier,  5  Deaio,  9. 

In  Xew  Jersey,  the  riparian  proprietors,  who  have  constructed  wharves,  docks,  &c.,  be- 
tween high  and  low  water  marks,  in  front  of  their  own  upland,  not  prevented  by  the  State, 
and  without  injury  to  navigation,  are  entitled  to  the  improvements  and  the  land  covered  by 
them ;  and  the  State  cannot  grant  the  land  or  improvements,  or  appropriate  them  to  public 
uses  without  compensation.     G-ough  v.  Bell,  2  N.  J.  4-11. 

An  owner  of  flats  cannot  claim  title  beyond  a  creek  in  which  the  sea  ebbs  and  flows,  and 
from  which  the  tide  does  not  wholly  ebb.  Sparhawk  v.  BuUard,  1  Met.  95.  Under  the 
above-named  ordinance,  the  ebb  of  the  tide,  when  from  natural  causes  it  ebbs  the  lowest, 
not  the  average  or  common  ebb,  is  to  be  considered  as  low-water  mark.  lb.  See  Dawes 
V.  Prentice,  16  Pick.  435. 

Conveyance  of  two  lots  of  land,  bounding  them  l)y  "the  harbor  of  Edgartown,"  the  gran- 
tor agreeing  to  lay  out  a  way  between  them,  leading  towards  the  harbor,  for  the  use  of  the 
town.  Held,  the  flats  in  front  of  the  lots  passed  by  the  deed,  though  the  description,  both 
as  to  the  quantity  of  the  land  and  length  of  the  lines,  would  bo  satislied  by  applying  it  to 
the  uplands  above.  Mayhew  v.  Norton,  17  Pick.  357.  Devise  of  "a  beach  for  drift-wood 
and  timber,"  the  testator  owning  also  tiie  adjoining  upland.  Held,  tiiis  passed  the  soil  above 
ordinary  high-water  mark,  up  to  the  line  to  which  sea-weed  and  driftwood  are  usually  floated 
in  ordinary  seasons  by  the  highest  winter  flood.?,  but  not  so  as  to  include  laud  occasionally 
overflowed  in  extraordinary  inundations.  Brown  v.  Lakeman,  18  Pick.  444.  In  Alabama, 
it  is  held,  lliat  a  grant  of  land  upon  a  river  must  extend  either  to  high  or  low  water  mark, 
not  to  a  point  between.     Ilagan  v.  Campbell,  8  Por.  10. 

The  right  to  use  the  waters,  covering  flats  between  high  and  low  water  marks,  for  tho 
purposes  of  navigation,  was  not  abridged  by  the  ordinance  of  1G41  upon  that  subject;  and 
owners  of  vessels  have  a  right  to  pass  over  sucli  flats,  and  to  remain  on  them,  for  commercial 
purposes,  from  tho  ebb  to  the  flow  of  the  tide.     Gerrish  v.  Proprietor!?,  &c.,  26  Maine,  384. 

Whore  flats  appurtenant  and  incident  to  upland,  are  taken  for  a  railroad,  the  common- 
wealth has  no  interest  therein  by  way  of  easement,  which  requires  the  damages  for  taking 
the  same  to  be  assessed  in  tiio  manner  provided  by  tiie  Rev.  Sts.  c.  24,  sees.  48,  49,  50,  where 
there  are  several  parties  having  several  estates  or  interests,  at  tho  same  time,  in  the  land 
taken.     Walker  v.  Boston,  &c.,  3  Cush.  1. 
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And,  though  none  such  has  been  found  in  Plymouth, (a)  yet  a  uniform 
usage  of  two  centuries  is  sufficient  proof,  that  the  rule  was  adopted  bj 
the  proper  authority  as  a  law. (I) 

27.  The  language  of  the  ordinance  referred  to  is,  "all  creeks,  coves, 
and  other  places,  about,  and  upon  salt  water,  where  the  sea  ebbs  and 
flows."  Hence,  it  applies  to  the  shores  of  the  open  sea,  as  well  as  to 
bays,  coves  and  rivers.  It  also  applies,  wherever  the  tide  ebbs  and 
flon's,  though  it  be  fresh  water  thrown  back  by  the  influx  of  the  sea. (2) 

28.  It  will  hereafter  be  seen,  (see  Fishert/,)  that  the  common  law  rule, 
as  to  the  right  of  fisher i/,  is  modified  in  the  States  of  Pennsylvania  and 
South  Carolina, (6)  in  relation  to  large  rivers,  actuallj^,  though  not 
technically,  navigable.  The  same  modification  would  seem  applicable 
to  the  OAvnership  of  th6  stream  itself,  which  must,  therefore,  belong  to 
the  public,  not  to  the  riparian  proprietor.  So,  in  North  Carolina  and 
Alabama,  it  is  held,  that  the  navigability  of  a  river  does  not  depend  on 
the  ebb  and  flow  of  the  tide  ;  but  any  stream,  navigable  by  sea-vessels, 
is  in  law  a  navigable  river,  and  the  owner  of  the  land  owns  only  to  low- 
water  mark.(3)(c) 

(1)  Barker  v.  Bates,  13  Pick.  259-60,  ,  v.    President,    &c.,  14    S.  &  R.  71;   Cotes  v. 

(2)  13  Pick.  529-60;  Lapish  v.  Bangor,  kc,  Wadlington,  1  M'Cord,  580;  Wilson  v. 
8  Greenl.  85;   Sale  v.  Pratt,  18  Pick.  191.         Forbes.  2  Dev.  30;  Ingram  v.  Tlireadgill,  3, 

(3)  Carson  V.  Blazer,  2    Bin.  475;  Slirunk  |  59;  Bullock  u  Wilson,  2  Per.  436. 

(a)  The  marginal  note  in  8  Greenl.  85,  states  the  ordinance  as  limited  to  Plymouth 
Colony.  Chancellor  Kent  sajs,  though  originally  limited  to  Plymouth,  yet  the  doctrine  of  it 
is  held  in  Massachusetts.     3  Kent,  (3d  ed.)  429,  n.  a, 

{h)  In  this  State,  it  is  said,  on  the  one  hand,  that  the  rule,  by  which  no  river  is  navigable 
above  the  tide,  will  not  do  in  a  State,  whose  rivers  are  navigable  several  hundred  miles 
above  the  tide  ;  and,  on  the  other,  that  no  river  can  be  considered  as  navigable,  the  natural 
obstructions  of  wliich  prevent  the  passage  of  boats  of  any  description. 

(c)  In  Pennsylvania,  owners  on  the  Delaware  and  Schuylkill  Rivers  have  a  title  to  the 
land  between  high  and  low-water  marks,  subject  to  the  public  right  of  passing  when  it  is 
covered  by  water.  Ball  v.  Slack,  2  Whart.  508.  So  on  the  Ohio  River.  McCullocli,  &c., 
T.  Aten,  2  Ohio,  307.  Blanchard,  kc.  v.  Porter,  11,  138.  By  compact  between  Pennsyl- 
vania and  New  Jersey,  tlie  Delaware  River  remains  a  highway  for  both  States ;  they  exer- 
cising concurrent  jurisdiction  on  its  waters,  and  each  having  tlie  exclusive  regulation  of  the 
lishories  annexed  to  its  own  shore.  By  a  like  compact  between  New  York  and  New  Jer- 
.sey,  the  centre  of  the  Hudson  River  is  the  boundary  line,  but  New  York  has  exclusive  juris- 
diction over  the  river  and  bay.  excepting  the  wharves  and  improvements  on  the  Jersey 
shore,  while  the  sound  between  Staten  Island  and  New  Jersey,  with  similar  reservations,  ig 
subject  exclusively  to  New  Jersey.  Rigiits  of  property  in  each  State  reach  to  the  middle  of 
the  rivers      Elmer,  562;   3  Kent,  427,  n. 

The  proviso,  in  the  Penn.sylvania  and  New  Jersey  act  of  1771,  sec.  7,  by  which  those 
States,  in  declaring  the  Delaware  River  a  common  highway,  and  authorizing  the  improve- 
ment of  it  by  commissioners,  provided  that  no  power  given  by  the  act  should  give  power 
"to  remove,  throw  down,  lower,  or  impair,  or  in  any  manner  to  alter"  certain  mill  dams, 
nor  to  obstruct,  or  "  in  any  manner  hinder  "  the  owners  of  them,  or  "  their  heirs  or  assigns, 
from  taking  water  out  of  the  said  river  for  the  use  of  the  said  mills  ;"  is  not  a  grant  of  the 
water  to  the  owners  of  such  mills,  but  the  toleration  of  a  nuisance,  and  a  mere  license  to  the 
mill-owners,  revocable  at  pleasure,  to  use  the  water.  Rundle  v.  The  Delaware,  &c.,  Wal- 
lace, Jr.,  275. 

The  Potomac  River  is  held  to  be  navigable  above  the  flow  of  the  tide.  Binney,  2  Bland 
123.  The  subject  is  regulated  by  compact  between  Maryland  and  "Virginia.  lb.  A  Statute 
of  Maryland — 1745,  ch.  9,  sec.  10 — provided,  that  all  improvements  made  out  of  the  water, 
or  where  it  usually  flows,  should  be  the  right  of  the  improvers,  their  heirs,  &c.  Held,  ap- 
plicable only  to  improvements  in  front  of  an  owner's  own  ht;  and,  in  case  of  conflict  between 
riparian  proprietors,  arising  from  curvature  of  the  shores,  that  the  elder  patent  would  have 
priority.  Wilson  v.  Inloes,  11  Gill  &  J.  351.  See  further,  as  to  what  constitutes  a  navi- 
gable river,  Charlestown  v.  County,  &e,  3  Met.  202  ;  21  Pick.  344. 

In  New  Hampshire,  a  statute  prohibited  the  construction  of  a  bridge  so  as  to  impede  navi- 
gation.    At  the  place  where  a  bridge  was  built,  the  river  was  from  5  to  27  feet  deep,  but  it 
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29.  Bat  in  New  York,(a)  the  common  law  principle,  of  private  own- 
ership to  the  centre  of  the  stream,    has  been  applied  to  the  Hudson 

did  not  appear  to  have  been  ever  used  for  commercial  purposes,  nor  was  it  shown  that  the 
bridge  would  impede  the  use  of  the  river  for  boats  or  rafts.  Held,  the  act  did  not  apply  to 
this  bridge.     State  v.  Oilman  ton,  14  N.  H.  467. 

In  Maine,  riparian  proprietors  own  to  the  thread  of  fresh  water  rivers,  &c. ;  the  rights  of 
public  use  in  navigable  rivers  have  never  been  carried  so  far  as  to  place  fresh  water  streams 
on  the  same  ground  with  those  on  which  the  tide  ebbs  and  flows,  which  alone  are  con- 
sidered strictly  navigable  at  common  law,  and  to  exclude  the  owners  of  the  banks  and  beds 
from  all  property  in  tliem.     Brown  v.  Chadbourne,  31  Maine,  9. 

The  rule  of  the  common  law,  that  riparian  proprietors  own  to  the  threaii  of  fresh  water 
rivers,  has  been  adopted  in  Maine.     lb. 

If  a  fresh  water  stream  is  inherently  and  in  its  nature  capable  of  being  used  for  the  pur- 
poses of  commerce  or  for  the  floating  of  vessels,  boats,  rafts,  or  logs,  it  may  be  so  used  by 
the  public,  leaving  to  the  owners  of  the  beds  all  other  modes  of  use  not  inconsistent  with 
tliis  easement.  And  the  stream  need  not  bo  capable  of  such  use  during  the  whole  year.  So 
that  such  a  stream,  not  containing  sufficient  water  in  its  ordinarj^  state,  for  the  floating  of 
logs,  may  yet  be  used  by  the  public  for  that  purpose  whenever  its  condition  admits,  and  the 
single  fact  that  it  is  necessary  to  go  upon  the  banks  under  some  circumstances,  to  drive  the 
logs,  will  not  take  away  the  easement,  although  when  a  river  cannot  be  used  at  all  without 
towing  or  going  upon  its  banks  to  propel  what  is  floating,  this  would  evince  its  incapacity 
for  public  use.  Temporary  obstructions  maj^  exist,  or  occasions  may  arise  which  would  re- 
quire going  upon  the  banks  without  taking  away  its  public  character;  and  permanent  ob- 
structions also  may  exist,  which  may  prevent  one  portion  of  the  river  from  being  public 
without  affecting  other  parts,  free  from  such  obstructions.  Where  such  a  river  was  ob- 
structed by  a  dam,  and  an  accumulation  of  logs  behind  it,  belonging  to  the  riparian  pro- 
prietor, who  refused  to  remove  these  obstructions  to  permit  tlie  passage  of  logs  belonging 
to  another  person,  and  such  person  thereupon  boomed  the  logs,  opened  and  repaired  some 
old  sluice-ways  around  the  dam  belonging  to  the  proprietor,  and  drove  his  own  logs  tlirough 
them;  it  was  held  that  this  mode  of  effecting  the  passage,  being  in  fact  least  detrimental  to 
the  proprietor,  the  other  party  was  justified  in  adopting  it,  and  might  recover,  as  purt  of  his 
daiuages,  the  expense  of  booming  the  logs  and  repairing  tlie  sluices.     lb, 

(a)  Chancellor  Kent  gives  the  following  account  of  the  fluctuating  doctrines  upon  the  sub- 
ject in  New  York.  (3  Kent,  427,  n.)  In  the  case  of  the  Canal  Appraisers  v.  The  People, 
17  Wend.  571,  the  judgment  of  the  Supreme  Court  in  13  Wend.  355,  was  reversed,  and  the 
right  of  the  State  over  waters  above  tlie  flow  of  the  sea,  for  all  public  purposes,  in  deroga- 
tion of  individual  rights,  declared.  Thus,  though  the  erection  of  a  dam  across  the  Hudson 
at  the  sloop  lock  between  Troy  and  Lansingburgh,  destroyed  the  value  of  a  waterfall,  in  the 
middle  sprout  of  the  Mohawk,  a  tributary  stream,  the  owner  of  the  mill-site  was  iield  not 
entitled  to  compensation,  under  tlie  canal  law.  (Zimmerman  v.  Union,  &c.,  1  Watts  &  Ser. 
346.  S  P.)  But  the  Court  of  Errors  liave  since  decided  (Commissioners,  &o.  v.  Kempshall, 
26  Wend.  40i)  that  fresh  water  rivers  belong  to  tlie  riparian  proprietors,  subject  only,  if 
navigable,  to  the  servitude  of  public  navigation;  and  that,  in  case  of  any  interruption  to 
their  use  of  the  water,  by  reason  of  improvements  made  by  the  State,  such  proprietors  are 
entitled  to  compensation. 

Ill  the  same  State,  the  government  may  authorize  the  erection  of  a  bridge  across  a  UAvi- 
gablo  river,  below  where  the  coasting  trade  is  carried  on  by  licensed  vessels,  provided  the 
bridge  be  built  with  a  draw,  to  bo  used  without  charge.  The  People  v.  S.  it  R.  Railroad,  15 
Wend.  113.  Ejectment  lies  for  land  whicii  was  below  high-water  mark  in  navigable  waters 
and  arms  of  tlie  sea,  if  it  has  been  filled  up  and  made  hard  land.  Tlie  People  v.  Mauran,  5 
Denio,  380. 

In  a  recent  case,  it  is  held,  it  seems,  that  courts  are  bound  to  take  judicial  notice  of  what 
streams  are,  and  what  are  not,  highways,  at  common  law.  Browne  v.  Scofiold,  8  Barb.  239. 
So,  that  in  New  York,  and  in  all  tlio  States  of  the  Union,  rivers,  wherever  they  are  of  suffi- 
cient capacity  to  float  the  products  of  the  mines,  tiie  forests,  or  the  tillage  of  the  country 
througli  which  they  flow,  to  market,  iiavo  always  been  adjudged  by  the  courts  to  be  suVjject 
to  tlie  right  of  passage,  independent  of  legislation  ;  tiiat  the  common  law,  upon  tiiis  sulject, 
from  its  want  (if  titnes.s  and  adaptation  to  the  condition  of  things  liere,  lias  never  been 
adopted ;  or,  if  adopted,  it  has  been  in  a  form  modified  and  improved,  to  fit  tlie  condition  of 
the  coimiry,  and  the  wants  of  its  inhabitants.     Per  Johnson,  J.,  lb. 

In  Pennsylvuiiia,  it  has  been  held,  that  wiiere  a  statute  allowed  owners  on  navigable 
streams  to  erect  dams,  not  obstructing  navigation  or  the  passage  of  fish  ;  the  privilege  might 
be  revoked.     Monongahela,  &c.  v.  Coons,  6  Watts  &  S.  101. 
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Eiver,  above  tide  water,  and  in  Connecticut,  to  the  Connecticut  River, 
notwithstanding  their  actual  navigability.(l)(a) 

30.  The  centre  or  thread  of  a  stream,  to  which  an  adjoining  owner 
has  a  title,  is  said  to  be  either  the  centre,  in  respect  to  the  whole  quantity 
of  water,  or  to  the  whole  width  of  the  stream.(2) 

31.  The  rule  in  regard  to  the  ownership  of  islands  has  been  recog- 
nized in  New  Hampshire  and  Massachusetts.  In  bounding  a  convey- 
ance by  a  river,  the  stream,  as  a  monument,  is  described  as  the  whole 
stream,  and  not  a  part  of  it.  Islands,  too,  are  so  different  in  size  ;  and 
in  some  streams  so  changeable  and  difficult  to  fix  are  their  boundaries 
and  location,  in  consequence  of  high  floods  and  long  droughts,  that 
any  attempt  to  except  them  from  the  general  principle  would  be  im- 
practicable.(3) 

32.  A  principle  has  been  adopted  in  Connecticut,  that  where  a 
navigable  river  has  gradually  shifted  its  whole  bed,  so  that  a  man's 
land'^has  risen  on  the  opposite  side,  he  is  entitled  to  it.  Connecticut 
river  is  constantly  varying  its  channel;  and  instances  have  occurred 
within  the  memory  of  man,  where  the  soil  has  reappeared  within  the 
original  bounds  of  a  proprietor,  on  the  opposite  bank  of  the  river. 
Where  the  fact  could  be  proved,  such  proprietors  have  recovered  the 
land.  It  is  said,  this  doctrine  has  never  been  recognized  elsewhere, 
and  is  clearly  inconsistent  with  the  absolute  right,  by  alluvion,  at 
common  law. (4) 

33.  In  New  York  and  New  Hampshire,  navigable  lakes,  and  in 
Maine,  large  ponds,  are  placed  on  the  same  footing  as  navigable 
rivers.  The  riparian  proprietor  has  no  title  beyond  the  shore  without 
a  specific  grant;  and  the  bed  of  the  lakes  can  be  granted  only  to  such 
proprietor.(5j(/;) 

3-1.  The  owner  of  a  river,  not  navigable,  has  the  same  exclusive 
title  to  it  which  attaches  to  any  other  subject  of  ownership  ;  and  the 
State  cannot  constitutionally  divert  the  water  for  public  uses  without 
providing  a  compensation. (6)     (See  ch.  70.) 

35.  The  rights  of  a  riparian  proprietor  do  not  attach  to  a  mere 
intruder  on  land,  but  he  is  limited  to  his  actual  possession. (7) 


(1)  Palmer  v.  Mulligan,  3  Gaines,  319; 
Adams  v.  Pease,  2  Conn.  481. 

(2)  Olaremont  v  Carlton,  2  N.  H.  371. 

(3)  In^raham  v.  Wilkinson,  4  Pick.  268  ; 
Clareinont  v.  Carlton,  2  N.  H.  371;  Handly 
V.  Anthony,  5  Wheat.  381. 

(4)  1  Swift,  111,  112. 

(5)  1  N.  T.  Rev.  St.  208  ;  Hathoni  v.  Stin- 


son,  1  Fairf.  238 ;  The  State  v.  Gilmanton,  9 
N.  H.  461. 

(6)  3  Kent,  429,  n. 

(7)  Co.  Lit.  4;  2  Brownl.  142;  Bullen  v. 
Runnels,  2  N.  H.  255  ;  Rogers  v.  Jones,  1 
Wend.  255,  256;  Clareraont  v.  Carlton,  2  K 
H.  371  ;  Varick  v.  Smith,  5  Paige,  141. 


{a)  It  has  been  held,  that  owners  of  land  on  the  banks  of  the  Harlem  River  have  no  pe- 
culiar rights  in  the  waters  of  that  river.  The  corporation  of  New  York  own  between  high 
and  low-water  marks;  and  the  legislature  has  control  of  the  rest.  Water  Commissionere, 
3  Edw.  290. 

[h)  Chancellor  Kent  remarks,  that  our  great  navigable  lakes  are  properly  regarded  as 
public  property,  like  the  sea.  3  Kent,  430,  n.  In  Vermont,  an  owner  of  the  shore  of  Lake 
Champlain,  may  extend  his  wharf  or  store-house  any  distance  into  the  lake,  not  obstructing 
ordinary  navigation.  So  the  title  of  those  who  have  previously  done  so  is  established  by 
the  Revised  Statutes.     Rev.  St.  310, 
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CHAPTR   LXIX. 

WATER-COURSES,  MILLS,  DAMS,  ETC. 


1.  AVater-course — nature   of   the    property 

therein. 
8.  General  principle,  as  to  the  use  of  run- 
ning water — distinction  between  ripa- 
rian proprietor  and  mill  owner. 
13.  Cases  where  the  public  is  interested. 
15.  Detention  of  the  water. 


17.  Right   to  erect   a  dam — amount   of  in- 
jury, &c. 

20.  Measure  of  one's  water  power — what. 

22.  Water  cannot  be  coTrtqited. 

23.  Opposite  owners. 

24.  Adverse  and  prescriptive  right. 
3L  Right  gained  hj  prior  occupancy. 
38.  Right  of  irrigation,  &c. 


1.  Having,  in  the  last  chapter,  considered  the  subject  of  the  owner- 
ship of  rivers,  not  navigable,  in  the  abstract,  we  proceed  to  the 
important  practical  rights,  which  grow  out  of  this  ownership,  pertain- 
ing to  the  use  of  the  water  of  such  rivers,  by  the  respective  proprietors 
of  the  banks, 

2.  A  water-course  is  regarded  in  law  as  a  part  of  the  land  over 
which  it  flows,  and  will  therefore  pass  with  the  latter  by  a  deed  or 
patent,  unless  expressly  reserved. (1) 

3.  Upon  this  principle,  the  right  to  a  water-course  is  a  freehold 
interest,  of  which  the  owner  cannot  be  deprived,  but  by  lawful  judg- 
ment of  his  peers,  or  due  process  of  law.(2)     (See  ch.  70.) 

4.  A  water-course  cannot  be  recovered  in  an  action,  either  by  the 
general  descri[)tion  of  a  stream  or  river,  or  by  its  cubical  or  superficial 
measure,  but  only  as  so  much  kmd  covered  by  ivater.{S)     (See  ch.  1.) 

5.  Ejectment  will  lie,  however,  for  a  boilarij  of  salt;  meaning  the 
water  which  arises  in  a  salt  well,  belonging  to  one  who  has  no  right 
in  the  soil.  So,  also,  for  a  pool.  In  both  cases,  the  water  is  fixed,  not 
running,  and  the  word  pool  embraces  the  land  also.(4) 

6.  The  privilege  of  drawing  water  from  a  pond  is  not  land.  Ilence, 
a  covenant  relating  to  it  is  not  a  covenant  running  with  the  land,  and  is 
not  assignable.(5) 

7.  A  mill-siie  can  pass  by  a  deed  only  as  incident  to  a  mill,  where  no 
land  i:s  granted  as  such.  Hence,  upon  abandonment  of  tlie  mill,  the 
title  to  the  site  f  iils.(6X«) 

8.  Every  proprietor(/j)  of  land,  on  the  bank  of  a  fresh  water  river,  has 


(1)  Watkins  v.  Holman,  IG  Ret.  25. 

(2)  Co.  Lit.  161;   Gardners.  Newburgh,  2 
John.  Chn.  162. 

(3)  2   Bl.   Com.  18;   Challonor  v.  Thomas, 
Yelv.  143. 


(4)  Comyn  v.    Kyneto,   Cro.  Jac.    150; 
Lev.  44;  Co.  Lit.  5. 

(5)  Wheclock  v.  Thayer,  16  Pick.  G8. 

(6)  Miller  v.  Miller,  15  Pick.  57. 


(a)  Water  power  for  mill  purpose?,  not  used,  being  merely  a  capacity  of  land  for  a  certain 
mode  of  improvement,  is  not  taxable,  independently  of  the  land.  Boston,  &c.  v.  N-rwton, 
22  Pick.  22.  Two  towns,  A  and  B,  being  divided  by  the  thread  of  a  river,  a  d:im  was 
made  across  it,  and  tlie  power  thus  created  was  applied  wholly  to  mills  in  A.  Held,  the 
power  was  not  taxable  in  B.     lb. 

ih)  In  case  for  diverting  a  water-course  from  the  lands  of  the  plaintiff,  his  jyossession  is  .suffi- 
ciently stated  in  the  declaration  by  an  averment,  tliat,  at  the  time  of  the  commission  of  the 
torts,  lie  was  ".seized  in  his  demesne  as  of  fee;"  for  seizin  in  law  is  sufficient.  Ilart  v. 
Evans,  8  Barr,  13. 

Tlie  gist  of  the  action  is  the  diversion,  which,  in  whatever  way  it  is  done,  is  an  injury 
both  to  the  freehold  and  the  possession.     lb. 
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a  riglit  to  the  use  of  the  water,  as  it  loas  wont  to  run,  {ut  currere  solehat,) 
without  diminution  or  alteration ;  and  no  owner  has,  in  general,  a  rioht  to 
use  it,  to  the  prejudice  of  other  owners  above  or  below  him,  by  throw- 
ing it  back  upon  the  former,  or  subtracting  it  from  the  latter.(a)  A 
water-course   begins  ex  jure  natur(B,(b)   and,  having  taken   a   course 

The  water-course  is  a  permanent  advantage  to  the  inheritance,  and  takhig  it  away  an  in- 
jury to  the  inheritance,  for  which  an  action  lies.     lb. 

The  measure  of  damages,  is  the  injury  sustained  by  the  wrongful  acts  of  the  defendants 
upon  the  premises.     lb. 

In  an  action  on  the  case  for  diverting  water  from  the  plaintiff's  mill,  it  is  not  sufficient  for 
the  defendant  to  show  an  outstanding  right  in  some  third  person,  to  take  the  water  for  the 
use  of  the  premises  occupied  by  the  defendant,  paramount  to  the  plaintiff's  ri  ht  to  the  water, 
without  showing  title  from  such  third  person  to  himself.     Rogers  v.  Bancroft,  20  Yerm.  250. 

(a)  Where  a  sprmg  is  supplied  by  a  subterraneous  stream,  an  owner  of  the  land  above 
the  spring  cannot  divert  the  stream  to  the  injury  of  those  who  use  the  water  from  the 
spring.  Smith  v.  Adams,  6  Paige,  435.  But  the  owner  of  land  may  dig  a  well  on  any 
part  of  it,  though  he  thereby  diminishes  the  water  in  his  neighbor's  well,  unless  the  latter 
has  gained  an  adverse  right' by  grant  or  prescription,  or  unless  the  act  is  done  merely  with 
a  malicious  intent,  thus  to  injure  the  latter.  Greenleaf  v.  Francis,  18  Pick.  117.  (See  sec. 
24.  n.) 

The  general  rule  stated  in  the  text,  expressed  by  the  maxim,  ''sic  utere  tuo,  ut  non 
alienumlcedas,"  is  appWc&hle  to  yovernment  Audits  grantees.  Hendricks  ii.  Jolinson,  6  Por.  472. 

Upon  the  same  principle,  that  every  owner  of  a  stream  is  entitled  to  the  benefits  of  the 
natural  flow  of  the  water,  a  mill  owner  has  a  privilege  in  the  land  below  for  the  purposes 
of  such  passage,  and  a  right  to  keep  it  clear.  Prescott  v.  Williams,  5  Met.  429.  And  this 
privilege  is  technically  a?i  easeme;i<.  Gary  v.  Daniels,  lb.  2,36.  So,  where  the  owner  of  a 
salt  meadow  upon  a  navigable  .stream,  above  a  dam,  sues  the  mill  owner  for  obstructing  the 
water  and  thus  injuring  the  grass;  this  is  an  action  concerning  an  eavcment.  Turner  v. 
Blodgett,  lb.  240,  n. 

Declaration,  that  the  plaintiff  was  seized  and  possessed  of  a  mill,  mill-dam,  and  water 
privilege  on  F.  Brook,  and  had  a  right  to  the  use  of  the  water  for  the  raising  of  a  head  of 
water,  and  for  the  driving  of  his  said  mill,  without  molestation,  and  that  the  defendant 
erected,  over  and  across  said  brook  and  another  brook  leading  into  the  same  above  the 
plaintitl"'s  mill,  a  dam,  in  such  an  insecure  manner,  that,  after  raising  a  great  body  of  water 
ill  said  stream,  above  the  plaintiff's  mill,  the  defendant's  dam  was  carried  away  by  reason 
of  tills  improper  and  in.secure  construction  ;  by  means  whereof,  a  large  and  unusual  quan- 
tity of  water  was  letdown  upon  the  plaintiff's  dam  and  mill,whereby  the  same  were  greatly 
damaged,  and  a  large  quantity  of  sand  was  washed  and  thrown  into  the  pond  of  the  plain- 
tiff, by  which  the  same  was  much  diminished  in  capacity  for  containing  water,  and  his  mill 
privilege  thereby  greatly  reduced  in  value,  and  he  was  put  to  the  expense  of  $200  for  the 
repairs  of  the  same,  and  was  subjected  to  great  loss  by  the  interruption  of  the  business  of 
his  mill.  Held,  after  verdict,  it  sufficiently  appeared,  that  this  was  an  action  respecting  an 
easement,  within  St.  1840,  ch.  87.     Soule  v.  Russell,  13  Met.  436. 

(b)  Hence,  the  principle  does  not  apply  to  artificial  streams.  Thus,  if  water  raised  by  a 
steam-engine  from  a  mine,  or  flowing  from  the  eaves  of  houses,  is  thrown  upon  adjoining 
laud  and  used  bv  the  owner,  such  use  will  give  no  claim  to  have  the  privilege  continued. 
Arkwright  v.  Gell,  Gale  &  W.  182;   5  Mees.  &  W.  203. 

But  a  person  maj'  make  a  new  water-course  upon  his  own  land,  and  withhold  its  use  from 
all  those  who  will  not  make  compensation,  and  authorize  and  contract  tor  its  use  by  those 
who  will.     [Wells,  J.,  dissenting.]     Dwiuel  v.  Barnard,  28  Maine,  554 

After  an  artificial  vent  has  been  substituted  for  the  natural  channel  of  a  water-course,  it  is 
the  duty  of  the  party  who  obstructed  the  natural  channel  to  keep  the  artificial  vent  in  re- 
pair.   Brisbane  v.  O'Neall,  3  Strobh.  348. 

Althougl),  if  a  person  should  obstruct  the  flow  of  a  stream  over  its  accustomed  bed,  so 
that  it  could  not  be  used  as  formerly,  for  the  purposes  of  boating  or  floating  rafts  or  logs,  and 
should  turn  it  into  anew  channel;  he  would  thereby  authorize  the  public  to  make  use  of  it 
in  the  new,  as  they  had  used  it  in  the  old  channel;  yet,  if  a  person  witliout  right  should 
open  a  sluice  or  channel  on  his  own  land,  and  thereby  divert  tlie  waters  of  a  stream,  river, 
or  lake  from  their  natural  and  accustomed  course,  without  causing  any  obstruction  else- 
where ;  the  public  would  not  thereby  become  entitled  to  their  use  over  his  land,  though 
some  other  person  unconnected  with  him  had  obstructed  the  flow  and  egress  of  the  waters 
from  a  distant  point  of  such  stream.  [Wells,  J.,  dissenting.]  Dwinel  v.  Barnard,  28  Maine, 
554. 

Where  land  owners  have  agreed  to  have  a  water-course  made  through  their  respective 
lands  for  the  purpose  of  supplying  a  town  with  water;  an  injunction  lies  against  one  of 
them  who  diverts  the  stream  into  its  old  channel.     Duke,  &c.  v.  Klgin,  7  Eng.  L.  &  Kqu.  39. 
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naturally,  it  cannot  be  diverted.  The  natural  stream,  existing  by  the 
bounty  of  Providence,  for  the  benefit  of  the  land  through  which  it 
flows,  is  an  incident  annexed  by  operation  of  law  to  the  land  itsell'.(l) 
Ownership  of  the  bank  gives  no  title  to  the  water  itself,  but  a  simple 
usufruct,  or  enjoyment,  while  it  passes  along ;  unless  by  virtue  of  a  grant, 
or  an  uninterrupted  enjoyment  for  twenty  years,  which  is  evidence  of 
one.  The  property  in  a  water-course  consists  not  so  much  in  the  fluid 
itself,  as  in  the  advantage  of  its  impetus.{2) 

9.  '^I'he  important  distinction  between  the  rights  of  a  ripaiian  pro- 
prieter  as  -svch,  and  his  I'ights  as  a  rniU  oicmer,  was  considered  in  a  late 
case  in  Connecticut.  In  that  case.  A,  a  riparian  proprietor,  had  used  the 
water  for  more  than  fifteen  years(a)  for  a  mill,  by  conducting  it  through 
a  raceway  into  a  reservoir,  and  thence  to  the  mill.  B,  an  owner  of 
the  stream  above,  afterwards  obstructed  the  natural  flow  of  the  water, 
A  having  a  short  time  before  given  up  his  reservoir,  in  consequence  of 
which  he  required  more  water,  and  but  for  which  he  would  have  suf- 
fered no  injury.  Held,  B  was  liable  to  an  action.  Williams,  J.,  re- 
marked, that  in  regard  to  a  I'ight  acquired  by  continued  enjoyment,  its 
extent  is  measured  by  the  extent  of  the  enjoyment.  But  the  riparian 
proprietor  has,  annexed  to  his  lands,  the  general  flow  of  the  stream,  so 
far  as  it  has  not  been  already  acquired  by  some  prior  and  legally  opera- 
tive appropriation.  Hence,  the  plaintiff,  in  this  case,  has  a  right  to  the 
flow  of  the  water,  not  by  his  artificial  channel,  or  into  his  reservoir,  but 
within  its  banks  through  his  lands,  as  it  was  wont.  His  mode  of  using 
the  water  is  immaterial,  except  as  afiecting  the  damages. (8) 


(1)  Tyler  v.  "Wilkinson,  4  Mass.  400-1; 
Evans  V.  Meri weather,  3  Scam.  494;  Welisler 
V.  Fleminp:.  2  Humpb.  618;  Actim  v.  Biuii- 
(lell,  12  Mees.  &  W.  349;  Hall  v.  Swift,  6 
Scott,  167  ;  Embree  v.  Owen,  4  Eng.  L.  &  Eq. 
466;  Canal,  &c.v.  Haven,  5  Gilm.  648  ;  Wood 
V.  Sutclitle,  8  Eng.  L.  k  Eq.  217. 

(2)  Wright  V.  Howard,  1  Sim.  &,  Stu.  190  ; 
Mason  v.  Hill,  3  B.  A  Ad.  304;  5  lb.  1  ; 
Gardner  v.  Trustees,  &c.,  2  John.  Cha.  162  ; 
Belknap  v.  Belknap,  lb.  463  ;  Merrilt  v. 
Parker,  Coxe,  460;  Tyler  v.  Wilkinson.  4 
Mas.  397;  Co.ilter  v.  Hunter,  4  Rand.  58; 
Hammond  v.  Fuller,  1  I'ai^e,  197  ;  Hutchin- 
son V.  L'oleman.  5  Hakt.  74;  King  v.  Tiffany, 
9  Conn.   162;  Blancliard  v.  Baker,  8  Grnenl. 


263;  Beissell  v.  Shell,  4  Dall.  211;  Palmer 
V.  Mulligan,  3  Caiiies,  307  ;  Colburn  v  Rich- 
ards, 13  Mass.  420;  Cook  v.  Hull,  3  Pick. 
269 ;  Runnels  v.  Bullen,  2  N.  H.  532 ;  Mer- 
rilt V  BrinkerholT,  17  John.  306  ;  Van  Bergen 
V.  Van  Bergen,  3  Joiin.  Clia.  282  ;  Thompson 
V.  Crocker,  9  Pick.  59  ;  Johns  v.  Stevens,  3 
Verm.  308  ;  Howell  v.  McCoy,  3  Rawle,  256  ; 
Shury  v.  Piggot,  3  Bulst.  339 ;  Cooper  v. 
Williams,  4  Ohio,  286;  Williams  v.  Moreland, 
2  Barn.  &  Cr.  910;  3  Kent,  439;  Wadswortb 
V.  Tillotson,  15  Conn.  366;   2  Bland,  125. 

(3j  Buddington  v.  Bradley',  10  Conn.  213. 
See  4  Mas.  403  ;  Bealey  v.  Shaw,  6  E.  208  : 
Saunders  v.  Newman,  1  B.  &  Al.  258;  Mason 
V.  Hill,  3  B.  &  Ad.  404;    5,  ]. 


(a)  The  period  of  prescription  in  Conr>ecticut.  In  the  same  State,  the  plaintiff,  in  an  ac- 
tion on  the  case,  for  the  diversion  of  a  water-course,  alleged,  that  the  delendant,  by  means  of 
a  dam  across  the  stream  above  the  land  of  the  plaintiff,  and  a  channel  connected  therewith, 
diverted  the  water  out  of  its  natural  course,  away  from  the  land  of  the  plaintiff,  and  pre- 
vented tlie  water  of  the  stream  (rom  Ilowing  along,  in  its  usual  course,  to  tiie  land  of  the 
plaintiff,  and  supplying  the  t-aine  witii  water,  as  it  otherwise  would  have  done  ;  that,  by 
by  reason  tiiereot,  the  water  of  said  sireamcoukl  not,  nor  did,  during  the  time  specilied,  fiovr 
to  said  land,  as  it  ougiit  to,  and  othorwi.se  would  have  done;  and  that  tiio  plaintiff,  thereby, 
for  want  of  sucli  sutlicient  water,  could  not,  during  that  time,  use  his  said  land  in  so  large 
and  beneficial  a  manner,  as  ho  might  and  otherwise  would  iiave  done,  but  was  thereby,  dur- 
ing said  time,  deprivu(i  ot  the  use  and  enjoyment  of  said  land,  and  all  the  i:)enelils  and  ad- 
vantages which  he  otherwise  might  and  would  have  derived  from  said  land.  Held  :  1. 
That  a  suflicienl  cause  of  a<;iion  was  siiown,  although  tlio  declaration  did  not  aver  the  exis- 
tence of  any  null,  or  other  works  of  the  [Jainliff,  on  his  land,  for  the  operation  of  which,  the 
water  so  diverted  was  needed.  2.  That  the  statement  of  damage  to  the  plaintiff  was  made 
with  sufficient  particularity.     Park'-r  v.  Griswold,  17  Conn.  288. 
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10.  A,  an  owner  above,  by  a  wear  or  dam,  diverted  the  water.  About 
ten  years  afterwards,  B,  the  adjoining  owner  below,  made  a  channel  in 
his  own  land,  contiguous  to  the  stream,  for  some  manufacturing  pur- 
pose, not  previously  carried  on.  In  an  action  by  B  against  A,  held, 
A  bad  acquired  no  right  by  his  use  of  the  water,  against  B.(l) 

11.  The  principle  of  this  distinction  is  equally  applicable,  where  the 
situation  of  the  parties  is  reversed  ;  and  the  action  brought  by  an 
owner  above  against  one  below,  for  obstructing  the  natural  flow  of  the 
water.  In  such  case,  it  is  not  a  defence,  that  the  interruption  would 
have  caused  the  plaintiff  no  injury,  if  he  had  continued  to  use  the 
water  as  he  had  formerly  done.  As,  for  instance,  where  the  plaintiff 
had  lowered  his  hammer-wheel. (2) 

12.  Several  ancient  cases  are  cited  by  Mr.  Angell  with  respect  to 
the  natural  right  to  a  water-course.  Thus,  in  32  Edw.  Ill,  A  brought 
an  assize  of  nuisance  against  B,  for  that  B  had  made  a  trench  over  a 
river,  and  drawn  the  water  from  its  usual  course;  and  judgment  was 
given  for  removal  of  the  water  into  the  old  channel,  at  the  cost  of  B. 
So  it  was  said,  many  centuries  ago,  that  where  A  has  a  mill  which 
grinds  ten  quarters  per  day,  and  B,  an  adjoining  owner,  diverts  the 
water  so  that  it  will  grind  but  one  quarter,  A  has  a  right  of  action 
against  B.  According  to  other  old  authorities,  the  owner  of  an 
ancient  mill,  which  has  existed  time  out  of  mind,  has  no  remedy 
against  one  who  erects  another  mill  upon  the  same  stream,  unless  the 
flow  of  water  to  the  former  is  thereby  stopped,  or  the  water  rendered 
so  abundant  as  to  hinder  its  working.  So  an  action  lies  against  one 
who  puts  stake-nets  into  a  stream,  whereby  the  water  is  prevented  from 
flowing  to  a  mill,  and  its  profits  diminished. (3) 

13.  An  action  lies,  it  seems,  for  diverting  water  fiom  a  mill,  though 
it  stands  within  the  limits  of  tide  waters,  and  is,  therefore,  a  nui- 
sance.(4)  So,  a  suit  lies,  where  a  mill  is  injured  by  obstructing  the 
stream,  though  the  mill-dam  is  a  public  nuisance.(5)  So,  the  owners 
of  a  mill  have  not  the  right,  though  necessary  for  the  purpose  of  re- 
pairs, to  divert  the  stream  to  the  injury  of  a  proprietor  below.  They 
must  obtain  his  consent,  or  answer  to  him  in  damages.(6) 

14.  Where  a  dam  is  erected  upon  a  stream  for  the  purpose  of  feed- 
ing a  public  canal,  an  owner  upon  the  stream  below  is  entitled  to  the 
natural  flow  of  the  surplus  waters,  passing  over  the  dam,  for  mill  pur- 
poses, and  may  maintain  an  action  against  a  lessee  of  such  surplus 
waters,  who  diverts  them.(7) 

15.  The  law  forbids  not  only  the  permanent  diversion  or  diminu- 
tion of  the  water,  but  also  its  unreasonable  detention.  Thus,  a  mill 
owner  above  has  no  right  to  keep  the  water  an  unreasonable  time,  by 
shutting  down  his  gate.(8) 

16.  The  interruption  of  water  is  regarded  in  law  as  substantially  the 
same  injury  with  its  diversion.     Hence,  when  a  declaration  avers,  that 


(1)  Mason  v.  Hill,  3  Barn.  &  Adol.  304; 
(Wright  V.  Howard,  1  Sim.  &  Slu.  190.) 
(2)' King  i;.  Tiffany,  9  Conn.  162. 

(3)  Ani  on  W.  C.  10;  Callis  on  Sewers, 
268;  Wooli-vcli,  209;  2  Hen.  IV,  1 1  B ;  Ro. 
Abr.  107  ;   22  Hen.  VI,  U;   9  E.  4,  35. 

(4)  Simpson  v.  Seavey,  8  Greenl.  138; 
Palmer  w.  Mulligan,  3  Caines,  307-   Varick  v. 


Smith,  5  Paige,  148.     See  Harris  v.  Tliomp- 
son,  9  Barb.  350. 

(5)  Hallerv.  Pine,  8  Blackf.  175. 

(6)  Van  Hoesen  v.  Coventry,  10  Barb.  518. 
(7j  Varick  v.  Smith,   5    Paige,    137.     See 

Walrath  v.  Barton,  11   Barb.  382. 

(8)  Angell.  15;  Merrilt  t'.  Brinkerlioff,  It 
John.  306j  Williams  v.  Morlaiid,  2  B.  &  C. 
310. 


IQQ  WATER-COURSES,  MILLS,  DAMS,  ETC,  [CHAP.  LXIX. 

by  means  of  the  erection  of  a  dam  by  tlie  defendant,  an  owner  above, 
the  water  is  diverted  from  the  mill  of  the  plaintiff  below,  and  also  that 
the  water  does  not  run  to  such  mill,  as  it  was  wont  to  do ;  and  the 
onlv  injury  proved  is  an  interruption  of  the  regular  sujjply  of  water; 
the  variance  is  held  merely  technical,  and  the  plaintiff  shall  prevail. (1) 
17.  As  a  water-course  cannot  be  applied  to  its  most  valuable  uses 
without  the  aid  of  a  dam,  every  owner  has  a  right  to  erect  such 
dam  ;(a)  and  neither  the  loss  of  water  by  evaporation  from  a  pond 
thereby  raised,  nor  the  occasional  increase  or  diminution  of  the  quan- 
tity of  water,  or  the  acceleration  or  retardation  of  the  current  below, 
constitutes  any  legal  ground  of  action  against  him.(i)  The  question 
turns  upon  the  nature  and  extent  of  the  injury,(c)  And  one  which  is 
merely  theoretical,  the  law  will  not  notice.(2) 

(1)  Shears  v.  Wood,  7   Moore,  345  ;   17  S.  j  Thompson  v.  Crocker,  9  Pick.  59.     See  Smith 
&  Low.  76.  V.  Adams,  6  Paige,  435;   Wadsworth  v.  Til- 

(2)  Tyler  v.  Wilkinson,  4  Mas.  401 ;  An-    lotson,  15  Conn.  366. 
gell,  16;  Palmer  v.  Mulligan,  3  Caines,  307  ;  1 


(a)  As  a  necessary  means  for  securing  a  constant  supply  of  water,  especially  upon  small 
streams,  which  are  frequently  dry,  a  mill-owner  is  allowed  to  create  a  reservoir  above  his 
mill.  But  this  must  be  done  with  as  little  inconvenience  as  possible  to  other  owners. 
Angell,  20 ;  Wolcott,  &c.  v.  Upham,  5  Pick.  292. 

A,  the  owner  of  land  and  mills  on  a  stream  above  the  laud  and  more  ancient  mill  of  B, 
on  the  same  stream,  raised  his  dam,  and  kept  back  the  water  only  as  long  as  was  necessary 
to  fill  his  mill  pond,  whereby  B's  mill  was  temporarily  stopped.  Held,  this  was  not  an  un- 
reasonable use  of  the  stream  by  A,  and  B  had  no  cause  of  action  against  him.  Pitts  v.  Lan- 
caster Mills,  13  Met.  156. 

The  degree  of  care  which  a  party  who  constructs  a  dam  across  a  stream  is  bound  to  use, 
is  in  pioportion  to  the  extent  of  the  injury  which  will  be  likely  to  result  to  third  persons 
provided  it  should  prove  insufiicient.  Per  Walworth,  Chancellor.  Mayor,  &c.  v.  Bailey,  2 
Denio,  433. 

It  is  not  enough  that  the  dam  is  sufficient  to  resist  ordinary  floods.  Great  freshets  must 
be  guarded  against,  if  the  stream  is  occasionally  suliject  to  them.     lb. 

Sucli  prudence  is  required,  as  a  discreet  person  would  use,  if  the  whole  risk  was  his  own. 

lb. 

A  declaration  in  case,  for  raising  a  mill-dam,  so  as  to  violate  the  condition  upon  which  the 
privilege  to  erect  it  was  granted,  to  the  injury  of  the  plaintitl",  is  good.  Hardy  v.  McNeil,  8 
B.  Hon.  449. 

In  a  suit  to  recover  damajres  for  erecting  a  dam  on  a  stream,  to  such  a  height  as  to  throw 
the  water  back  upou  the  plaintiff's  dam  and  mill  and  render  them  of  no  value;  a  plea,  set- 
ting forth  i.  grant  to  the  defendant  of  a  privilege  to  build  a  mill  upon  the  stream,  previous 
to  the  plaintiff's  obtaining  his  grant,  or  obtaining  title  to  his  land,  is  not  sufficient,  unless  it 
shows  that  the  grant  to  the  defendant  was  unrestricted  as  to  the  height  of  the  dam,  or  that, 
if  restricted,  the  restriction  was  not  exceeded.     lb. 

A  right  to  flow  land,  by  means  of  a  pond  created  by  a  dam  attached  to  an  ancient  mill 
site,  is  a  prescriptive  right  in  a  que  estate.     Sargent  v.  Gutterson,  13  N.  II.  467. 

If  issue  be  taken  upon  tiie  charge  of  flooding  the  plaintiff's  land,  "by  means  of  a  dam 
erected  across  a  stream  of  watir,"  the  proof  must  bo  confined  to  this  point;  and  evidence 
that  the  water  was  raised  by  obstructing  two  outlets  or  lateral  sluices,  through  a  bank  of 
the  stream  which  was  no  part  of  tiie  datn,  is  not  admissible.    Good  v.  Mylin,  8  Barr,  51. 

Where  a  dam  was  erected  by  the  defendant  himself,  a  request  to  remove  the  obstruction 
ia  not  necessary  to  an  action.     Branch  v.  Doane,  17  Conn.  402. 

(b)  As  in  other  cases  of  nuisance,  the  injured  party  n)ay  abate  it  by  his  act,  instead  of 
bringing  a  suit.  But  if  a  dam  so  flows  the  water  back  upon  a  dam  above  it,  as  to  justify  a 
warty  in  abating  it  by  his  own  acts,  as  a  nuisance,  he  must  confine  his  operations  to  the 
dam  itself,  and  to  sucli  portions  of  it  only  as  caused  the  injury,  and,  by  being  abated,  would 
remove  it.     MolVett  v.  Brewer,  1  Iowa,  348. 

(c)  Judge  Story  says,  (4  Mas.  401,)  "There  must  be  allowed  of  that  which  is  common  to 
all  a  reasondbk  use."  "The  diiriinution,  &c.,  not  sensibly  injurious,  is  an  implied  element  in 
the  right  of  using  the  stream  at  all.  The  law  acts  with  a  reasonable  reference  to  the  public 
convenience  and  general  good."  VVoodworth,  J.,  says,  (17  Jolui  321,)  "If  tiie  itijury  is 
trivial,  tlie  law  will  nut  afford  redrcs.-."  An  upper  mill  owner  cannot  render  mills  below 
useless  and  unpivductive,  but  the  owners  of  the  latter  are  eutitled  to  "a  fair  proportion,"  uot- 
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18.  Thus,  where  the  declaration  alleged,  that,  by  means  of  the 
erection  of  a  dam  above,  the  water  was  diverted  into  a  new  channel, 
and  made  to  flow  with  violence,  instead  of  flowing  smoothly  as  before, 
to  the  injury  of  the  plaintiff's  banks  and  premises;  and  the  jury 
found  there  was  no  injury  done,  adding,  that  the  defendant  had  no 
right  to  stop  the  stream  in  summer ;  a  verdict  was  ordered  for  the  de- 
fendant.(l) 

19.  But  it  has  been  held  in  Maine,  that  if  water  is  lorongfally 
diverted  from  the  plaintiff's  mill,  nominal  damages  may  be  recovered, 
though  no  actual  injury  to  the  mill  is  proved.  An  unoccupied  mill 
power  has  a  value  which  is  under  the  protection  of  the  law.  It  may 
have  been  created  for  future  use,  or  it  may  be  sold  to  others.  Its 
abstraction,  therefore,  must  necessarily  be  a  damage  to  the  owner. 
The  same  doctrine  is  now  adopted  in  Connecticut,  Massachusetts  and 
Illinois.(2)(a) 


(1)  Williams  v.  Morland,  2  B.  &  Cress.  910. 

(2)  Butmaa  v.  Hussey,  3  Fairf.  407  ;  Blan- 
chard  v.  Baker,  8  Greenl.  26S.     See  Hobson 


V.  Todd,  4  T.  R.  71;  Bolivar,  &c.  v.  Nepon- 
set,  &c.,  16  Pick.  247;  Plumleigh  v.  Dawson, 
1  Gilm.  544. 


withstandinpr  a  partial  loss  is  thereby  occasioned  to  the  owner  above,  who  requires  all  the 
water,  in  order  to  derive  the  fjreatest  profits.  If  the  latter  makes  an  unrestricted  use  of  the 
water,  and  this  proves  destnwtive  to  the  mills  below,  the  law  will  give  damages.  It  is  held, 
in  Ohio,  that  no  action  lies  for  flowing  back  the  water  upon  an  owner  above,  unless  some 
injury  is  done.  Cooper  v.  Hall,  5  Ohio,  322.  In  Mnryland,  the  law  is  said  to  allow  a  fair 
competition  among  mill  owners.  Binney,  2  Bland,  114.  See  Embrey  v.  Owen,  4  Eng.  L. 
&  Equ.  466;  Parker  v.  Griswold,  17  Conn.  288. 

Where  the  plaintiff  and  defendants  were  riparian  proprietors,  and  the  defendants  erected 
a  mill-dam  at  a  place  where  they  owned  the  land  on  both  sides  of  the  stream,  and  thereby 
caused  the  water  to  flow  back  in  the  channel  of  the  stream  ten  or  eleven  inches,  whereby  a 
valuable  mill-shoal  of  the  plaintiff  was  drowned  to  that  extent ;  it  was  held,  that  the  plain- 
tiff was  entitled  to  maintain  an  action,  and  could  recover  nominal  damages,  even  though  no 
perceptible  damage  could  be  shown ;  also,  to  show  to  what  extent  he  had  been  actually  in- 
jured, in  consequence  of  the  back-water,  although  the  same  was  not  thrown  out  of  the 
natural  bed  of  the  stream.     Hendrick  v.  Cook,  4  Geo.  241. 

But  in  an  action  for  diverting  a  stream  which  ran  through  the  plaintiff's  land,  the  defendant 
may  show,  in  mitigation,  that  the  diversion  was  made  on  his  own  land ;  that  it  was  a 
benefit  ratiier  than  an  injury  to  the  plaintiff;  and  that  it  was  done  under  a  licen.se  from  the 
plaintiff.     Addison  v.  Hack,  2  Gill,  221. 

(a)  The  same  doctrine  has  been  held  by  Judge  Story  in  a  recent  ease.  He  decided,  that 
actual  perceptible  damage  is  not  necessary  to  sustain  an  action,  but  only  a  violation  of  the 
plaintiff's  right.  In  such  case,  the  law  presumes  some  damage.  A  fortiori,  where  the  act 
done  is  such,  that,  by  its  repetition  or  continuance,  it  may  become  the  foundation  or  evi- 
dence of  an  adverse  right.  Hence,  an  action  lies  for  diverting  a  water-course,  without 
actual  damages.  A  fortiori,  a  bill  in  equity  for  an  injunction,  becau?<e  it  is  the  peculiar  pro- 
vince of  Chancery  to  interpo-e,  wiiere  either  no  remedy  or  an  inadequate  one  exists  at  law. 
But  such  bill  would  not  lie,  where  there  is  a  mere  fugitive  and  temporary  diversion,  without 
drtmace  or  pretence  of  rii^ht  Webb  v.  Portland  Manufacturing  Co,  C.  C.  U.  S.,  May,  1838, 
Maine  Law  Reporter,  Februarv,  1841,  p.  372  ;  3  Sumn,  189.  See  2  Ld.  Raym.  938  ;  2  Lev. 
50,  250  ;  Cro.  Jac.  478  ;  1  Sauii.  346  a,  n.  2  ;  2  Bi.  R.  1239  ;  2  Wils.  414;  1  Barn.  &  Ad. 
415  •  4  T.  R.  71  ;  2  E.  162  ;  1  Bing.  N.  R.  549  ;  Stout  v.  M'Adams,  2  Scam.  69;  2  B.  &  C. 
910-  1  M,  &  S.  235;  10  B.  &  C.  145;  Spooner  v.  McConnell,  1  McLean,  338.  A  bill  in 
equity  does  not  lie,' to  settle  the  legal  title  to  a  watercourse,  nor  to  enjoin  the  use.  See 
Binney,  2  Bland,  117.  So  where  there  was  a  fall,  allowing  but  one  dam,  and  two  owners 
built  mills  at  the  same  time,  the  lower  of  which  rendered  the  upper  one  useless ;  held,  equity 
■would  not  interfere  by  injunction,  but  the  rights  of  the  parties  must  be  settled  at  law.  Por- 
ter V  Witham,  5  Shepl.  292.  So  equity  will  not  interfere,  to  settle  the  respective  rights  of 
parties  in  the  use  of  water,  and  the  quantity  the  plaintiff  is  entitled  to  use  in  propelling  cer- 
tain machinery ;  to  restrain  the  defendant,  by  injunction,  from  drawing  tlie  water  from  a 
dike,  so  as  to  deprive  the  plaintiff  of  a  sufficient  quantity  for  such  purpose ;  and  to  protect 
him 'in  tlie  undisturbed  use  of  the  water;  wliere  tl,.,  defendant  does  not  dispute  or  contest 
the  phiiiitiff's  rights,  after  the  quantity  of  water  lie  is  entitled  to  shall  bo  ascertained;  but 
the  plaintifl"'s  rights  have  not  been  established  at  law.     Olmstead  v.  Loomis,  6  Barb.  152. 
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20.  It  is  said,  that  the  water  power,  belonging  to  a  riparian  owner, 
is  the  difference  of  level  between  the  surface  where  the  stream  in  its 
natural  state  first  touches  his  land,  and  the  surface  where  it  leaves  it. 
He  cannot,  by  digging  on  his  land,  lower  the  water  of  a  pool  above, 
nor  deepen  the  channel  below,  and  thus  lower  the  water  as  it  leaves 
his  land.(l) 

21.  It  is  stated  to  be  the  law  of  Scotland,  on  this  subject,  that  a  pro- 
prietor above  cannot  alter  the  level  of  the  water,  either  where  it  enters, 
or  where  it  leaves  his  property.(2) 

22.  The  owner  of  land  through  which  a  stream  passes  has  no  right 
to  make  such  use  of  it  as  to  send  it  down  to  an  owner  below,  poisoned 
or  corrupted.  Thus,  the  water  may  be  used  in  coimection  with  a  tan- 
yard  or  bark-mill,  if  so  much  only  be  taken  away  as  is  necessary  for 
this  purpose ;  but  the  residue  cannot  legally  be  soiled  by  admixture 
with  foreign  substances,  to  the  injury  of  another  proprietor.  So  an  ac- 
tion lies  against  a  glover,  who  sets  up  a  lime-pit  so  near  the  water  as  to 
corrupt  it.(3) 

23.  The  general  principles  above  stated  apply  not  only  to  upper  and 
lower  owners  upon  one  stream,  but  to  those  who  own  on  opposite  sides. 
Each  is  entitled  to  the  natural  use  oUhe  whole  water,  and,  therefore,  has 
a  remedy  against  the  other  for  any  diversion  or  diminution  of  it.(4)(a) 


(1)  Mc(.'almont  v.  Whitaker,  3  Rawle,  84; 
1  Gilm   544. 

(2)  Bell's  L.  of  Scot.  691. 

(3)  Bealey  v.  Shaw,  6  E.  208  ;  Howell  v. 
McCoy,  3  Rawle,  256  ;  9  Co.  57  b.  Aldred's 
case  ;  Magor  v.  Chadwick,  1 1  Ad.  &,  El.  571. 


(4)  Curtis  V.  Jackson,  13  Mass.  507  ;  Wet- 
more  V.  White,  2  Caines'  Cas.  in  Er.  87  ;  Ar- 
thur v.  Case,  1  Paipre,  448.  (And  see  Boya- 
ton  V.  Rees,  9  P.  528  ;  Vandenburgh  v.  Van 
Bergen,  13  John.  212.) 


A  granted  to  B  the  right  of  taking  from  liis  canal  12  inches  square  of  water.  B  soon  after 
erected  a  mill,  and  used  tlie  water,  but  there  was  no  means  of  accurately  measuring  the 
quantity.  A,  in  1827,  guve  B  notice,  that  he  hnd  reason  to  believe  he  was  taking  more  than 
his  quantity,  and  requested  him  to  confine  his  future  use  to  that  quantity.  A  similar  notice 
was  given  in  1843.  In  1S14,  A  built  a  stone  wall  in  his  canal,  opposite  the  head  race  lead- 
ing the  water  to  B's  mill,  and  placed  an  aperture  therein  to  measure  the  water;  and  B  tlirow 
down  the  wall.  Held,  on  a  bill  in  equity  by  A  against  B,  A  was  not  entitled  to  a  preliminary 
iujuiielion,  before  the  rigiits  of  tlie  parties  were  determined,  restraining  B  from  taking  more 
than  liis  quantity  of  water,  and  from  pulling  down  any  guage  which  A  might  put  in  to  mea- 
sure the  same.  Society,  &c.  v.  Holsman,  1  Halst.  Ch.  126.  See  also  Morris,  &c.  v.  Society, 
kc,   1  Ilalst.  Cli.  203. 

Acquiescence  in  a  nuisance  by  the  party  injured,  is  a  bar  to  a  bill  to  restrain  the  nuisance. 
Sprague  v.  Steere,  1  Hhodc  Island,  247. 

Where  the  plaintiff,  having  granted  n  mill  site  and  water  privilege,  with  povvertoflow  his 
land  williiii  certain  limits,  permitted  a  dam  to  be  raised  so  higli  as  to  flow  the  water  beyond 
tliose  limits,  and,  afterwards  allowed  the  dam  to  be  repaired,  at  the  same  iieight,  and  a  mill 
and  machinery  to  be  adjusted  to  that  lieight;  the  court  refu.sed  an  injunction  to  compel  the 
defendant  to  lower  his  dam,  and  re.strict  the  flowago  to  the  limits  expressed  in  the  grant. 
lb. 

(u)  It  is  said,  one  of  two  opposite  owners  cannot  claim  the  right  of  diverting  the  water, 
upon  tiie  ground  tliat  he  takes  only  that  part  of  it  which  flows  upon  his  own  side;  for  this 
is  physically  impossible.     8  (Jreenl.  270. 

So,  it  is  licki,  tli:it  a  riparian  owner  can  only  claim  one-half  of  the  bed  of  the  stream,  and 
of  llie  water  naturally  flowing  along  the  channel.  He  is  bound  to  use  it  as  an  entire  stream, 
in  its  natural  channel,  fur  a  severance  would  destrov  the  rights  of  all.  Canal,  Ac.  v.  Havens, 
11  111.  554. 

So,  the  owner  of  one  bank  of  a  river  not  navigable  has  a  right  to  erect  a  dam  across  such 
rivir,  l>ut  not  in  sujii  a  manner,  or  so  nigh,  as  to  injure  the  owner  on  the  opposite  bank,  or 
Other  tenants  in  coinnion  of  the  stream.     Molfett  v.  Brewer,  1  Greene,  348. 

A  dam  erected  across  a  river  not  navigable,  by  the  owner  of  one  bank,  in  sucli  a  manner 
as  to  injure  other  owners  of  the  banks,  ■■■.•d  tenants  in  common  of  the  stream  ;  is  a  private, 
not  a  public,  nuisance,  and,  if  abated  by  tlie  act  of  the  parties  injured,  must  be  abated  within 
a  reasonable  time.     lb. 
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But  if  one  of  tlicm  ran  a  dam  beyond  the  thread  of  a  river,  he  is  a  tres- 
passer by  reason  of  that  portion  of  it  which  stands  upon  the  side  oppo- 
site to  his  own  ;  and  if  the  other  owner,  in  removing  this  part  of  the 
dam,  throw  down  the  whole,  and  thereby  divert  the  water,  it  is  no  in- 
jury to  the  party  who  erected  it.(l) 

2-i.  The  right  of  using  running  water  is  aii  easement,  and,  like  other 
easements,  may  be  acquired  as  an  adverse  and  exclusive  privilege,  vary- 
ing from  the  natural  and  original  title,  by  prescription^  or  an  enjoyment 
for  a  long  period  of  time.(a)     The  time  necessary  to  constitute  a  pre- 

(1)  Wigford  V.  Gill,  Cro.  Eliz.  269. 

The  plaintiff  owned  land,  bordered  on  one  Bide  by  a  natural  stream.  The  defendant  owned 
land  below,  with  a  mill,  on  the  opposite  side.  Under  an  authority  obtained  from  the  pro- 
prietors on  both  sides  above  the  plaintiff's  land,  the  defendant  erected  a  dam  there,  and  cut 
a  channel  tlierefrom  to  the  mill  upon  his  land,  throuffii  which  a  portion  of  the  water  was 
diverted  from  the  stream,  producing  a  natural  diminution  thereof,  and  was  not  returned  to 
it  until  after  it  had  passed  the  plaintiff's  land.  Held,  L  The  defendant  could  not  justify  such 
diversion,  either  by  virtue  of  the  authority  derived  from  the  proprietors  above,  or  by  virtue 
of  his  general  rights  as  riparian  proprietor  below;  2.  That  the  plaintiff  was  not  precluded 
from  an  action  for  such  diversion,  because  he  owned  the  land  only  on  one  side  of  the  stream 
and  to  its  centre.     Parker  v.  Griswold,  17  Conn.  288. 

Plaintiff  and  defendant  owned  different  mills  on  one  dam.  The  plaintiff  brings  an  action 
against  the  defendant  for  opening  a  canal  into  the  pond  above,  for  a  supply  of  water  to  work 
his  mill.  The  water  thus  withdrawn  was  returned  to  the  stream  immediately  below  the  dam, 
and  was  less  in  quantity  than  the  defendant  would  have  used  at  his  mill  on  the  dam.  By 
means  of  a  reservoir  higher  up,  the  defendant  also  increased  the  quantity  of  water  in  the 
stream.  Held,  both  parties  were  entitled,  'per  my  etper  tout,  to  their  sluire  of  tlie  whole  stream 
on  its  arrival  at  the  dam,  and,  therefore,  notwithstanding  the  above  defences,  the  action  was 
sustained.  Webb  v.  Portland  Manufacturing  Co.,  U.  S.  C.  C.  May  1838;  Maine,  Law  Re- 
porter, Feb.  1841,  p.  374;  3  Sumn.  169. 

(a)  In  a  late  English  case,  a  distinction  has  been  made  between  the  title  gained  by  prior 
use  to  streams  above  ground,  and  that  acquired  in  the  same  way  to  subterraneous  streams. 
(See  sec.  8,  n.  a  )  The  use  of  the  latter,  unlike  that  of  the  former,  is  said  to  be  sec7-e^.  Incase 
of  a  stream  above  ground  each  owner  gives  to  the  proprietor  below  what  he  takes  from  the 
one  above,  which  is  not  the  case  of  subterraneous  streams.  An  exclusive  title  to  the  latter 
might  prevent  another  owner  from  draining  his  lands.  So  the  employment  of  a  spring  for 
somj  trifling  use,  might  prevent  the  working,  for  instance,  of  a  valuable  mine.  The  exclu- 
sive privilege,  also,  would  extend  to  an  unreasonable  distance.  For  tliese  reasons,  stated  at 
length  by  Tindal,  Ch.  J.,  in  an  able  and  elaborate  opinion,  citing  numerous  authorities  from 
the  common  and  civil  law,  the  court  establish  the  principle,  that  adverse  or  prior  enjoyment 
does  not  give  title  to  the  exclusive  use  ot  subterraneous  water.  Whether  twenty  years'  use 
would  not,  is  left  as  a  doubtful  point.     Acton  v.  Blundell,  12  Mees.  &  W.  324. 

A  bill  in  equity  lies  tor  the  diversion  of  water  from  a  spring  and  water-course,  by  digging 
a  deep  well  and  fountain.     Dexter  v.  Providence,  &c.,  1  Story  R.  387. 

Upon  the  same  subject,  it  is  farther  remarked,  that  tlie  right  to  have  a  stream  which  flows 
above  ground  run  in  its  natural  course,  is  not  by  a  presumed  grant  from  long  acquiescence  on 
the  part  of  the  riparian  proprietors,  above  and  below,  but  is  ex  jure  naturoi,  and  an  incident 
of  property;  and  an  action  lies  for  infringement  of  this  right.  Dickinson  v.  The  Grand,  &c., 
9  Eng.  Law  &  Eq.  Rep.  513. 

Aliter  in  the  case  of  underground  water  ;  unless  its  course  is  well  known.     lb. 

Where  water  is  taken  from  a  river,  after  forming  part  of  it,  by  the  digging  of  a  well;  an 
action  at  common  law  will  lie  by  a  riparian  proprietor  against  the  digger,  for  tlie  abstraction 
of  water  which  never  formed  part  of  the  river,  but  has  been  prevented  from  doing  so  in  its 
natur-l  course  by  the  excavation:  whether  the  water  was  part  ot  an  underground  water- 
course, or  percolated  tiirough  the  strata,     lb. 

Such  action  lies,  on  an  agreement  not  to  dimini.sh  the  supply  of  water  of  the  river,  or  on 
the  provisions  of  a  special  statute  to  that  effect.  So  for  any  injury  to  the  right,  though  there 
be  no  actual  loss.     lb. 

A  had  on  his  land  a  reservoir,  made  by  excavating  the  ground  a  few  feet  below  the  sur- 
face, into  which  the  water  came,  by  percolation  through  the  earth,  and  stood,  in  sufBcient 
quantity  for  the  use  of  his  cattle  ;  but  never  rose  to  a  level  with  the  adjoining  land.  At  a 
short  distance  from  this  reservoir,  he  made  another  excavation,  calling  it  a  well,  in  which 
the  water  stood  somewhat  liigher  than  in  the  former,  but  still  never  overflowed.  By  means 
of  a  syphon,  he  then  brought  the  water  from  the  well  into  a  cistern,  from  which  he  used  and 
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scription  will  be  stated  hereafter.  (See  Prescription)  Thus,  the  owners 
of  artificial  works  may  acquire  rights  by  actual  appropriation,  as  against 
the  riparian  proprietor,(a)  and  the  extent  of  the  right  is  to  be  measured 
by  the  extent  of  the  appropriation.  The  mode  of  using  the  water  can- 
not be  materially  varied  to  the  prejudice  of  other  owners  ;  but  the  pro- 
prietor is  not  bound  to  use  the  water  in  the  same  precise  manner,  or  to 
apply  it  to  the  same  mill ;  for  such  a  restriction  would  stop  all  improve- 
ments in  machinery.(5)     He  may  by  his  erections  and  dams  increase  his 

distributed  it,  to  liis  profit.  B  afterwards  made  an  excavation  on  bis  ground,  in  which  water 
stood ;  tho  consequence  of  which  was,  that  the  water  in  A's  well  did  not  rise  high  enough 
to  pass  therefrom  into  his  cistern ;  but  how  this  effect  was  produced,  did  not  appear.  The 
acts  of  B  were  done  for  his  own  advantage,  without  any  design  unnecessarily  to  injure  A. 
On  a  bill  in  Chancery,  brought  by  A  against  B,  to  restrain  B  in  thus  using  the  water ;  held, 
A,  by  his  prior  use  of  water,  under  ground,  acquired  no  exclusive  right  therein,  as  found,  in 
or  on  B's  land;  the  law  of  surface  streams  not  being  applicable  to  such  water.  Roath  v. 
Driscoll,  20  Conn.  533. 

The  adverse  or  exclusive  use  of  water,  flowing  through  an  aqueduct,  by  the  owners  and 
occupants  of  a  house,  for  twenty  years,  furnislies  presumptive  evidence  of  a  grant,  from  the 
owner  of  the  land  through  which  it  is  brought.     Watkins  v.  Peek,  13  N.  H.  360. 

The  water  of  a  spring  had  been  carried,  by  an  aqueduct,  through  the  land  of  A  to  the 
house  of  B,  for  twenty  years  and  more,  under  such  circumstances  as  to  raise  a  presumption 
of  a  grant  to  B,  or  those  wiiose  estate  he  had.  Within  twenty  years.  B  permitted  C  and  D 
to  convey  a  portion  of  the  water  to  their  houses.  Held,  that,  although  C  and  D  had  not  had 
the  use  of  the  water  long  enough  to  raise  a  presumption  of  a  grant  from  A,  or  those  under 
whom  he  held ;  yet  their  rights  to  it  were  derived  from  B,  and  A,  therefore,  could  not  law- 
fully deprive  them  of  it.     lb. 

Repairs  made  upon  an  aqueduct,  which  is  laid  through  the  land  of  another,  cannot  be  re- 
garded as  in  the  nature  of  rent,  or  as  an  acknowledgment  that  the  easement  is  held  at  the 
pleasure  of  the  owner  of  the  land,  witliout  other  evidence  tending  to  show  an  agreement  to 
that  effect ;  nor  will  the  fact  that  the  owner  of  that  land  takes  a  part  of  the  water  from  the 
aqueduct  bo  so  regarded.  But  it  may  Ije  evidence,  that  the  party  repairing  takes  the  water, 
and  tho  right  to  enter  and  repair,  upon  the  condition  of  furnisliing  the  owner  of  the  land 
with  a  portion  of  the  water ;  and  the  performance  of  the  condition  may  be  essential  to  the 
continuance  of  the  right.     lb. 

(a)  So,  as  against  an  opposite  ovmer.  Thus,  where  tho  main  body  of  the  water  in  a  river  has 
been  turned  by  a  dam  for  the  use  of  a  mill,  and  the  existence  of  such  dam  is  not  restricted 
as  to  time,  and  tho  dam  and  mill  are  maintained  for  forty  years  without  oV)jection  ;  a  perpe- 
tual riglit  to  continue  such  use  of  the  water  is  acquired,  and,  in  an  assessment  of  damages  tor 
diverting  the  course  of  the  river,  the  owner  of  the  land  opposite  such  mill  ouglit  not  to  be 
compensated  for  one-half  of  the  natural  flow  of  the  river.  Matter  of  Water  Commissioners, 
4  Edvv.  Ch.  545. 

(b)  But  where  a  now  and  different  machine  is  erected  in  an  ancient  mill,  as,  for  instance, 
a  lath-mill  in  an  ancient  saxv-mill,  the  prescriptive  privilege  of  the  mill  does  not  extend  to 
this  machine.  Simpson  v.  Seavey,  8  Greenl.  138.  Several  owners  upon  one  fall  apportioned 
the  water,  assigning  a  part  to  A,  owner  of  a  fulling-mill,  for  the  use  thereof,  or  for  other 
machinery  requiring  equal  power.  Held,  the  right  was  not  inseparably  annexed  to  the  build- 
ing or  site  at  which  the  water  was  then  used,  but  might  bo  exercised  at  any  convenient  site 
requiring  an  equal  quantity,  and  involving  no  more  injury  to  others.  Hurd  v.  Curtis,  7  Met. 
94. 

To  establish  a  prescriptive  right  of  flowing  water  by  a  dam  for  the  use  of  a  mill,  it  is  not 
necessary  that  the  dam  should  have  been  maintained  for  the  whole  period  upon  the  same 
spot;  it  is  sufficient,  if  shown  to  have  been  upon  the  same  mill  site,  though  removed,  from 
time  to  time,  to  difTerent  places  upon  such  site.     Stackpole  v.  Curtis,  32  Maine,  383. 

So,  a  grant  or  reservation  of  a  water  privilege  will  not  ordinarily  be  restricted  to  the  par- 
ticular use  named,  uidess  the  deed  seems  very  clearly  to  indicate  such  an  intent,  and  the  use 
has  been  uniformly  consistent  with  such  a  construction  ;  but  the  use  is  to  be  regarded  aa  a 
measure  of  the  quantity  to  be  used.     Adams  v.  Warner,  23  Verm.  395. 

Thus,  in  a  grant  of  water  power,  the  grantor  reserved  sufficient  water  to  carry  a  forge  and 
two  lilacksmith's  bellows.  Held,  the  grantor,  and  those  claiming  under  him,  had  a  right  to 
apply  tlie  reserved  water  to  the  propelling  of  a  paper  mill;  provided  a  greater  quantity  was 
not  used,  than  would  l)e  requisite  for  the  objects  specified,     ()lmsl^  dv.  fjoomis,  G  Barb.  152. 

Where  a  person  grants  land  with  a  water  privilego,  reserving  water  sufficient  to  propel 
certain  raacliinery;  lie  is  entitled  to  use  the  water  for  other  purposes;  the  manner  of  using 
the  water  being  specified,  rather  for  the  purpose  of  showing  the  quantity  reserved,  than  re- 
atrioting  the  manner  of  its  use.     Cromwell  v.  Selden,  3  Corast.  253. 
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quantity  of  water,  or  the  rapidity  of  tbe  current  below,  not  injuring  the 
land  or  works  below. (1) 

25.  If  a  prior  occupant  materially  changes  his  mode  of  using  the 
water,  before  which  change  another  owner  has  improved  the  stream, 
the  latter  may  maintain  an  action  against  the  former  for  any  injury 
caused  by  such  alteration.  But  if  an  owner  above  obstruct  the  stream 
in  its  accustomed  course,  to  the  injury  of  an  owner  below  ;  the  latter 
may  recover  damages,  though  the  injury  is  caused  by  his  needing  addi- 
tional water,  in  consequence  of  erecting  additional  works.(2) 

2().  It  is  said,  a  title  by  prescription  justifies  even  such  a  use  of  the 
water  as  deteriorates  it  in  quality — as  by  the  exercise  of  certain 
trades.(3) 

27.  But  a  prescriptive  right  can  be  exercised  only  in  a  reasonable 
manner.  Hence,  if  the  party  thus  entitled  use  the  water,  not  for  his 
own  benefit  or  convenience,  but  maliciously  or  wantonly,  to  the  injury 
of  another,  he  is  liable  to  an  aetion.(-l) 

28.  The  plaintiffs,  for  more  than  twenty  years,  by  means  of  a  canal, 
adversely  diverted  and  used  the  water  of  a  stream,  subject  to  a  reser- 
vation in  favor  of  the  owners  of  the  meadow,  through  which  the  canal 
was  cut,  of  a  right  to<turn  the  water  down  the  natural  channel,  for  six 
weeks  in  each  year,  for  the  purpose  of  getting  hay  more  conveniently, 
and  digging  clay.     Held,  this  reservation  merely  limited  the  plaintifts 


(1)  Van  Bergen  v.  Van  Bergen,  3  John. 
Cha.  282;  Sherwood  v.  Burr,  4  Day,  244; 
Yard  v.  Ford,  2  Sauu.  115  a  ;  Brown  v.  Best, 
1  Wils.  174  ;  Bealey  v.  Shaw.  6  E.  208  ;  Bals- 
ton  V.  Bensted,  1  Camp.  463  ;  Saunders  v. 
Newman,  1  B.  &  Aid.  258  ;  Baker  v.  Richard- 
son, 4  lb.  578  ;  Cross  v.  Lewis,  2  B.  &  C.  686 ; 
"Wilhams  v.  Morland,  lb.  910;  Livett  v.  Wil- 
son, 3  Bing.  115;  Gray  v.  Bond,  2  Brod.  & 
B.  667  ;  Wright  v.  Howard,  1  Sim.  &  St.  190  : 
Ingraham  v.  Hutchinson,  2  Conn.  584;  2  B. 
&  Ad.  304;  Stiles  v.   Hooker,   7   Cow.  266 ; 


Cairpbell  V.  Smith,  3  Halst.  139;  Blanchard 
V.  Baker,  8  Greenl  253  ;  Cooper  v.  Smith,  9 
S.  &  B.  26;  Strickler  v.  Todd,  10  lb  63; 
Tyler  v.  Wilkinson,  4  Mas  397  ;  Belknap  v. 
Trimble,  3  Paige,  577;  Smith  v.  Adams.  6 
lb.  435  ;  Rogers  v.  Bancmft,  20  Verm.  250  ; 
Middleton  v.  Gregorie,  2  Rich.  631. 

(2)  Goodrich  v.    Knapp,   3   Kent,  447,  n. ; 
Johnson  v.  Lewis,  13  Coun.  303. 

(3)  3  Kent,  441. 

(4)  Twiss  V.  Baldwin,  9  Conn.  291;   (Hoy 
V.  Sterrett,  2  Watts,  327.) 


A  sold  land  and  water  privilege  to  B,  with  a  covenant  that  B  should  only  use  the  privi- 
leo-e  for  a  paper-mill.  A  and  B  mortga£;ed  their  respective  interests,  and  they  were  finally 
sotd,  and  both  became  vested  in  C.  He  changed  the  paper-mill  into  a  cotton-mill.  The 
property  was  again  sold  on  foreclosure  of  A's  mortgage,  and  became  vested  in  different  per- 
sons. Held,  the  different  use  of  the  water  did  not  forfeit  the  right  to  use  it  tor  a  paper- 
mill,  and  the  purchaser  under  A's  mortgage  was  entitled  to  an  injunction,  to  restram  the 
owner  of  the  other  lot,  from  using  the  water  power  for  any  other  purpose.  Wells  v.  Chap- 
man, 4  Sandf  Ch.  312. 

A  and  B  were  tenants  in  common  of  certain  land,  and  of  a  saw-mill  thereon,  standing  on 
the  north  side  of  a  stream  passing  throngh  the  land,  and  of  a  bark-mill  upon  the  south  side, 
both  mills  being  moved  bv  means  of  the"  same  dam  ;  and  they  executed,  at  the  same  tmie, 
partition  deeds,  each  to  the  other.  A  conveyed  to  B  all  on  the  north  side  of  the  stream, 
without  any  mention  of  the  water,  or  water  privilege,  and  the  deed  h-om  B  to  A  contained 
this  clause:  "Also,  the  tanyard  add  bark-mill,  with  a  privilege  of  water  for  the  said  bark- 
mill,  when  I,  the  said  B,  my  heirs  or  assigns,  do  not  want  the  water  for  the  use  of  the  works 
now  standing  on  the  said  dam,  or  any  others  to  be  erected  hereafter,  that  draw  no  more 
water  than  those  now  standing."  Held,  this  gave  to  the  owner  of  the  saw-mill  a  paramount 
rfght  to  the  use  of  the  water  for  his  mill,  or  for  any  other  works  drawing  no  more  water; 
but  that  tliis  right  was  confined  to  works  supplied  with  water  by  means  of  the  same  dam, 
then  standing,  or  one  substituted  for  it,  iu  case  of  its  destruction;  and  lliat  it  did  not  give 
to  B,  or  his  assigns,  the  right  to  claim,  that  an  amount  of  water,  equal  to  what  would  be 
required  for  such  works,  should  be  allowed  to  pass  over  that  dam,  and  be  collected  in  a  pond 
raised  by  a  dam  built  below,  and  be  there  used,  to  supply  mills  by  means  of  such  lower 
dam.     Rogers  v.  Bancroft,  20  Verm.  250. 
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right,  but  did  not  prevent  them  from  acquiring  one  by  an  actual  use, 
substantially  general  and  continuous.(l) 

29.  An  owner  below  acquires  no  adverse  right  by  a  long  continued 
use  of  the  water,  unless  there  was  an  actual  occupation  of  the  flow  of 
water  upon  the  land  above,  for  the  requisite  period.  It  is  not  sufficient, 
that  the  water  had  been  used  to  flow  uninterruptedly  through  the  land 
above  for  any  length  of  time.(2)  So,  though  land  may  have  been 
flowed  by  a  dam  more  than  twenty  years,  a  prescriptive"  right  is  not 
established  by  the  defendant,  unless  "the  occupation  was  by  himself,  or 
some  person  under  whom  he  claims,(3)  So,  where  A  had  been  in  pos- 
session of  land  for  nearly  thirty  years,  above  which  on  a  stream 
was  a  dam,  by  which  the  water  was  kept  from  overflowing  A's  land, 
until  it  could  be  carried  off  by  ditches  through  the  same,  and  the  owner 
of  the  dam  cut  it  through,  and  thereby  overflowed  A's  land  ;  in  an  ac- 
tion b}'  A,  held,  there  was  no  subject  of  a  grant,  and  no  adverse  pos- 
session by  A,  and  therefore  no  easement,  whose  interruption  would  give 
a  claim  for  damtiges.(4) 

30.  A  prescriptive  right  to  raise  the  water  to  a  certain  height  by  a 
dam,  relates  to  the  height  of  the  water,  not  to  that  of  the  dam.  ^  Hence, 
if  by  repairing  the  dam,  the  height  of  the  watej?  is  increased,  though 
that  of  the  dam  is  not,  an  action  lies.  But  where  there  was  a  prescrip- 
tive right  to  raise  the  dam  to  a  certain  height,  and  the  water  in  propor- 
tion ;  but  in  consequence  of  leaks,  waste  of  water,  bad  machinery,  &;c,, 
the  water  had  not  usually  risen  to  such  height ;  and,  by  repairing  the 
dam,  the  water  again  rose  to  the  former  point :  held,  the  law  did  not 
give  any  claim  for  flowage.(5)(a) 

31.  In  addition  to  the  prescriptive  right  in  a  water-course,  acquired 
by  long  usage,  reference  is  sometimes  made  to  the  right,  said  to  be  ap- 
plicable alike  in  the  cases  of  air,  light  and  water,  which  is  gained  by 
priority  of  occujmncy,  without  reference  to  the  continuance  of  such  occu- 
pancy. This  right,  if  it  exists,  has  the  effect  of  securing  the  first  occu- 
pant against  any  such  use  of  the  stream  by  another  proprietor,  as  will 
impair  the  beneficial  privilege  of  the  former  in  using  the  water  for  irri- 
gation, or  mill  purposes :  provided,  however,  that  he  has  not  diverted 
the  stream  from  its  natural  course,  or  essentially  destroyed  its  use  by 
owners  above  and  below  him.     It  is  said,  a  right  by  prior  appropria- 


(1)  Bolivar,  kc.  v.  Neponset,  Ac,  16  Pick. 
24L 

(2)  Hoy  V.  Sterrett,  2  Watts,  327. 

(3)  Benson  v.  Soule,  32  Maine,  39. 


(4)  Felton  v.  Simpson,  1 1  Ircd.  84. 

(5)  Siiles  V.   Hooker,  1  Cow.  266;   Cornell 
V.  Thayer^  5  Met.  253. 


{a)  The  acquisition  of  a  riojlit  to  flow  lands,  by  prescription,  for  one  purpose,  is  not  pre- 
vented or  defeated  by  the  existence,  at  tiie  S;ime  time,  of  tiie  ri^ht  in  another  person,  to  flow 
the  .same  lands  for  another  purpose.      Davis  v.  Brigham,  29  Maine,  391. 

Tims,  the  right  of  one  to  flow  lands,  for  floating  timber,  will  not  prevent  others  from  ac- 
quiring a  prescriptive  right  to  flow  thorn,  for  the  purpose  of  working  tiieir  mills.     lb. 

So,  although  the  latter  use  of  the  water,  during  some  weeks  of  each  year,  is  interrupted 
by  its  use  for  the  floating  of  timber.     lb. 

So,  altiiongh  the  mill  owners  were  not  the  owners  of  the  dam  ;  as  a  complaint  for  flowage 
lies  against  the  occupant,  as  well  as  against  the  owner  of  a  dam.     lb. 

So.  though  the  flowing  wa.s  occasioned  by  two  dams  built  by  two  different  persons,  one 
of  which  was  higher  up  the  stream  than  the  other ;  provided  the  water  was  used  for  the 
flame  purpose,  and  the  lands  were  flowed  to  the  same  e.vtent,  during  the  20  years  in  which 
the  prescription  was  running.     lb. 
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tion,  has  regard  to  the  quantum  of  ivater  withdrawn  from  a  stream,  and 
not  to  the  quantum  ofya//.(l) 

82.  In  Massachusetts,  it  has  been  held  that  one  who  first  improves  a 
stream,  by  erecting  a  dam  and  mill  upon  it,  has  an  exclusive  right  to 
the  water  for  such  purpose,  even  though  he  thereby  wholly  destroys 
the  privileges  above  and  below.  But  this  doctrine  has  been  denied  by 
Judge  Story.  And  in  the  same  State,  it  is  held,  that  though  an  owner 
may  use  the  water  for  watering  cattle,  or  irrigating  the  land,  yei  he 
must  use  it  in  the  latter  mode,  so  as  to  do  the  least  possible  injury  to  an 
owner  below,  and  return  the  surplus  into  the  natural  channel.(2) 

83.  In  Vermont,  an  owner  situated  above  one  who  has  first  occupied 
the  stream,  still  retains  a  right  to  improve  the  water  reasonably.  But 
the  rule  adopted  in  Massachusetts  is  referred  to  as  the  common  law 
doctrine.(8) 

34.  The  doctrine  above  stated,  as  established  in  Massachusetts,  finds 
some  support  in  the  following  passage  of  Blackstonc's  Commentaries: 
"  If  a  stream  of  water  is  unoccupied,  a  person  may  erect  a  mill  thereon, 
and  detain  the  water ;  yet  not  so  as  to  injure  his  neighbor's  prior  mill, 
for  he  has,  by  tJie  first  occujpancy^  acquired  a  property  in  the  current." 
The  same  principle  is  recognized  in  Pennsylvania,  in  the  case  of  Sir icJc- 
ler  V.  Todd.  But  in  New  York,  New  Hampshire,  Connecticut,(a)  and 
recently  in  Pennsjdvania,  the  only  superior  right  gained  by  occupancy 
is  referred  to  the  general  principle  of  an  adverse  user  for  the  pei  iod  of 
legal  prescription.  This  seems  also  to  be  the  establislied  modern  doc- 
trine in  England,  In  Connecticut,  Gould,  J.,  was  of  opinion,  that  even 
where  an  owner  below  has  occupied  his  privilege,  for  a  time  exceeding 
that  of  legal  limitation,  an  owner  above  may  still  erect  a  new  dam, 
find  thereby  for  a  time  detain  the  water.  In  the  case  of  Tyler  v.  Wil- 
kinson,  already  referred  to.  Judge  Story  very  clearly  and  satisfac- 
torily states  the  distinction,  between  the  prior  occupancy  of  things 
which  have  no  owner,  and  that  (;f  running  water,  which,  as  an  inci- 
dent to  land,  belongs  to  the  respective  owners  of  the  latter.  To  the 
former,  mere  occupancy  gives  an  exclusive  title,  but  the  latter  can  be 
appropriated,  only  b}^  the  express  grant  or  general  consent  of  the  own- 


(1)  3  Kent,  446-7;  Piatt  v.  Johnson,  15 
Jobn.  213  ;  McCalmoiit  v.  Wliitaker,  3 
Rawle,  90. 

(2)  Martin  v.  Bigelow,  2  Aiken.  184. 

(3)  2  Ul.  Com.  403.  (See  Frankum  v.  Fal- 
mouth, 6  Carr.  &  P.  529;)  Strickler  v.  Todd, 
10  S.  &  R.  69  ;  Palmer  v.  Mulligan,  3  Caincs, 


307;  (Piatt  t;.  Johnson,  15  John.  213;)  Gil- 
man  V.  Tilton,  5  N.  H.  231  ;  Wright  v.  How- 
ard, 1  Sim.  &  Stu.  203  ;  Rex  v.  Directors,  &c., 
12  E.  429 ;  Bealey  v.  Sliaw,  6  E.  208;  BuUen 
V.  Runnels,  2  N.'ll.,  257;  King  v.  Titiany, 
9  Conn.  291 ;  Ingraliamv.  Hutchinson,  2  Con, 
584;  Hoy  v.  Sterrett,  2  Watts,  327. 


(a)  In  Maine,  the  point  has  been  suggested  as  a  questionable  one.  8  Greenl.  269.  And 
it  has  been  recently  decided,  that  priority  of  appropriation  confers  no  exclusive  right.  A  ri- 
parian proprietor,  who  owns  both  banks,  has  a  right  to  have  the  water  flow  in  its  natural 
current,  without  any  obstruction  injurious  to  him,  over  the  whole  extent  of  his  land,  unless 
his  rigiit  has  been  impaired  by  grant,  license,  or  an.  adverse  possession  of  more  than  twenty 
years.     Heath  v.  Williams,  25  Maine,  209. 

It  is  held,  that  the  common  law  affords  tlie  owner  of  land  a  protection  against  the  flow 
of  water  back,  to  tiie  injury  of  his  mill,  by  the  acts  of  another,  without  showing  any  priority 
of  appropriation,  or  statute  provision.  If  ho  fails,  otherwise,  to  obtain  relief,  he  may  enter 
upon  the  land  of  the  person  causing  the  injury,  and  remove,  so  far  as  is  necessary,  the  ob- 
struction which  occasioned  it.     lb. 

In  Illinois,  throwing  back  water  upon  the  land  of  another  is  actionable,  though  the  act  be 
per  se  lawful.  And  priority  of  occupation  makes  no  difference.  Stout  v.  McAdams,  2  Scam. 
69.  Hill  v.  Ward,  2  Gilm.  285.  The  same  doctrine  is  recognized  in  Georgia.  Hendrick  v. 
Cook,   4  Geo.  241. 
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ers,  or  bj  an  exclusive  and  uninterrupted  enjoyment  for  twenty  years, 
which  raises  a  conclusive  presumption  of  a  grant  or  right.  Judge  Story 
supposes  that  such  right  may  be  gained,  not  only  by  presuming  a  grant, 
but  wherever,  by  possibility,  a  right  may  be  acquired  in  any  maimer 
known  to  the  law. 

o5.  In  a  late  case  in  England,  A,  an  owner  above,  erected  a  mill, 
and,  for  the  purpose  of  carrying  it,  diverted  the  water  which  had  pre- 
viously flowed  by  the  land  of  B  below.  Ten  years  afterwards  B  erected 
a  manufactory,  and,  as  necessary  to  its  operation,  claimed  that  the 
stream  should  be  restored  to  its  old  course.  Held,  A  had  gained  no 
right  by  his  prior  occupancy. (I) 

36.  If  an  unoccupied  mill-site  be  abandoned  by  the  owner,  evidently 
with  an  intent  to  leave  it  unoccupied,  it  seems  other  owners  above  and 
below  may  improve  their  privileges,  without  reference  to  the  former. 
But  abandonment  requires  an  entire  disuse  for  twenty  years. (2)(a) 

o7.  On  the  other  hand  it  is  be  observed,  that  where  one  owner  un- 
lawfully appropriates  the  water  to  the  injury  of  another,  it  matters  not 
whether  the  mill  of  the  latter  be  an  ancient  mill  or  otherwise.  It  is 
sufticient  to  allege  in  the  declaration  for  diverting  the  water,  debet  et 
solel  currere,  and  the  plaintiff  may  even  recover,  though  he  have  erected 
no  mill.(o) 

88.  The  general  rule,  which  forbids  one  owner  upon  a  stream  to 
divert  it  to  the  injury  of  another,  is  said  to  be  subject  to  an  exception 
in  favor  of  husbandry.  Thus,  it  has  been  held  in  Connecticut,  that  such 
owner  may  use  the  stream  for  irrigating  his  meadows;  on  condition 
that  he  leave  enough  water  to  an  owner  below  for  culinary  purposes, 
and  for  the  use  of  his  cattle,  and  also  that  he  restore  the  water  to  its 
natural  current  after  watering  his  ground.  And,  subject  to  these  con- 
ditions, he  may  so  use  the  water,  as  to  have  the  whole  absorbed  in  his 
land,  by  virtue  of  his  upper  location.(4) 

39.  So,  it  has  been  held  in  Massachusetts,  that  an  owner  may  use 
the  water  for  agricultural  purposes,  such  as  irrigating  the  land,  or  sup- 
plying his  cattle,  either  by  dipping  it  up,  or  conveying  it  in  small 
sluices;  upon  condition,  however,  of  restoring  the  surplus  water  to  its 
natural  channel,  and  of  using  the  v/ater  for  irrigation,  so  as  to  do  the 
least  possible  injury  to  his  neighbor,  who  has  the  same  right.(5) 

40.  But,  in  the  same  State,  where  one  owner  upon  a  stream  has  not 
merely  enjoyed  its  natural  benefits,  but  has  erected  and  maintained  ex- 
pensive works,  and  acquired  a  prescriptive  right  to  use  the  water  for 
carrying  them  ;  another  owner  has  no  right  to  rt.-uder  them  useless  by 
applying  the  water  to  purposes  of  irrigation.     Nor  can  the  water  be  so 

(1)  Mason  v.  Hill,  3  B.  A  Ad.  304.  Yeiitr.  237  ;  Sands  v.  Trefuscs,  Cro.  Car.  575. 

(2)  ILitcli  V.  Dwight,  17  Mass.  289;  Hurd  j  (4)  Perkins  v.  Dow,  1  Root,  535 ;  lb.  527; 
V.  Cnrti.a,  7  Met.  94.  i  2  Swift's  Syst.  87,  Haywood  v.  Mason. 

(3)  Brown  v.  Best,  1  Wils.  17-J  ;  Rutland  j  (5)  Bent  t;.  Wlieclcr,  Sull.  on  L.  T.  273; 
V.  Bowler,  Palm.  290;  Palmer  v.  Hcldetli-  Weston  v.  Aldeii,  7  Mass.  136;  Anthony  v. 
waite,  Skin.  65,    175 ;   Cox  v.  Mattliews,  1  |  Lapham,  5  Pick.  175. 

(o)  A,  a  mill  owner,  had  a  prrant  of  the  right  to  flow  certain  land.  The  mill  and  dam 
having  lallen  to  decay,  the  flowing  ceased,  and  a  road  was  made  over  the  land.  A  then 
granted  to  B  his  privilege  and  rigiit  ofiiowing.  Held,  B  liad  no  riglit  to  flow  the  road  by  a 
new  dam  on  the  site  of  the  old  one,  but  such  dam  was  a  nuisance.  Com.  v.  Fisher,  6  Met. 
433. 
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applied  by  stopping  it  with  ;i  dam,  so  that  much  of  it  is  absorbed  or 
evaporated,  and  the  residue  not  restored  to  its  channel(l) 

41.  There  are  other  authorities,  which  seem  to  render  very  question- 
able the  right  of  irrigation  above  referred  to.  Chief  Justice  Swift  con- 
siders the  cases  decided  in  Connecticut  as  subversive  of  the  common 
law  rale,  and  contradictory  to  a  statute  of  that  State.  He  also  remarks, 
that  by  the  decision  in  itaywood  v.  Mason^  not  only  are  owners  below 
deprived  of  their  rights  in  favor  of  those  above,  but  even  the  use  of  a 
privilege  for  seventy  years  is  denied  to  give  any  exclusive  right.  In 
Maine,"the  right  of  irrigation  is  held  to  be  not  unlimited,  but  subject  to 
the  rights  of  other  proprietors.  The  water  must  be  returned  to  its 
channel.(2)  So,  in  Pennsylvania,  a  supra  riparian  owner  is  liable  to 
the  owner  of  the  land  below  him,  for  every  material  diminution  of  the 
flow  of  the  water  by  a  diversion  from  the  stream  for  irrigation ;  and 
this,  though  no  actual  injury  may  have  been  suffered. (;:.) 

42.  A,  having  the  right  to  irrigate  his  meadows  by  means  of  a  dam 
of  loose  stones,  and  at  times  a  board  or  fender,  fastened  the  board  with 
two  stakes,  which  had  never  been  done  by  those  under  whom  he  claimed. 
Held,  B,  another  owner,  had  no  right  'to  remove  both  the  board  and 
the  stakes  (4) 

43.  It  has  been  held  in  England,  that  where  an  owner  upon  a  stream 
had  been  long  in  the  jmi dice  of  watering  his  meadows,  but  only  between 
Saturday  night  and  Monday  morning,  he  had  no  right  to  use  the  water 
for  this  purpose  at  other  times.(5) 

44.  From  a  view  of  all  the  authorities  upon  this  subject,  Mr.  Angell 
draws  the  conclusion,  that  substantially  the  same  rule  applies  to  the 
use  of  a  stream  for  the  purpose  of  irrigation,  which  has  been  already 
stated  as  governing  its  use  for  other  purposes  ;  viz.,  that  for  any  slight 
injury  the  law  does  not  justify  an  action,  while  an  essential  diminution 
of  the  water /or  any  purpose  is  a  ground  of  damages.  (6)(a) 


(1)  Colburn  v.  Richards,   13    Mass.    420; 
Anthony  v.  Lapliam,  5  Pick.  175. 

(2)  1  Swift's  Dig.  Ill;  Ingrahamv.  Hutch- 
inson, 2  Conn.  584;    8  Greenl.  266. 

(3)  Miller  v.  Miller,  9  Barr,  74. 


(4)  Greenslade  v.  Halliday,  6  Binp:.  379. 

(5)  Strutt  V.  Bovingdon,  5  Esp.  56. 

(6)  Ang.  33-4;  Embrey  v.   Owen,  4  Eng. 
L.  &  Equ.  466. 


(a)  In  cai?e  of  a  spring,  it  has  been  held,  that  the  party  in  possession  of  the  land  where  it 
is  situated  may  use  it  for  culinary  purposes  and  watering  cattle,  even  by  artificial  means; 
as,  for  instance,  by  an  aqueduct  leading  to  his  house  and  barn.  And,  although  the  surplus 
water  was  not  returned  to  the  stream  before  it  reached  the  land  of  an  owner  below,  but 
escaped,  and  either  watered  the  land  of  the  owner  above,  or  was  lost  by  flowing  through 
small  apertures  in  penstocks  at  the  house  and  barn,  made  from  necessity  to  keep  it  pure  in 
summer  and  from  freezing  in  winter;  held,  the  owner  below  could  maintain  no  action.  So 
although  the  defendants  u.sed  it  at  a  point  lower  than  where  it  naturally  entered  the  plain- 
tiff's land.  Wadsworth  v.  Tillotson,  15  Conn.  366.  In  Illinois  it  is  held,  that  if  the  supply 
of  water  is  no  greater  than  the  riparian  proprietors  need  for  the  natural  uses,  none  of  them 
can  substract  it  for  purposes  of  irrigation  or  manufacturing.  The  question  is  for  the  jury. 
Evans  v.  Meriweatlier,  3  Scam.  494. 

Action  on  the  case,  founded  on  an  irrigation,  against  a  riparian  proprietor  above,  by  a 
mill-owner  below.  It  appeared  that  tlie  irrigation  did  not  take  place  continuously,  but  only 
at  intermittent  periods,  when  the  river  was  full,  that  no  damage  was  done  thereby  to  the 
working  of  the  mill,  and  that  the  diminution  of  the  water  was  not  perceptible  to  the  eye. 
Held,  that  this  was  a  reasonable  use  of  the  water  by  tlie  defendant,  for  which  no  action 
could  be  maintained.     Embrey  v.  Owen,  4  Eng.  Law  and  Eq.  466. 

Plea — first,  the  general  issue;  secondly,  that  J  J  was  possessed  of  four  closes  on  the 
bank  of  the  stream  above,  and  of  the  bed  of  it  up  to  the  middle,  that  the  water  immemori- 
ally  flowed  over  that  part  of  the  bed,  and  that,  in  January,  February  and  March,  when  the 


1X2  WATER-COURSES— NATURE,  ETC.  [CHAP.  LXX. 


CHAPTER   LXX. 

WATER-COURSES— TITLE    TO   A   WATER-COURSE;    ITS  NATURE   AND   EX- 
TENT ;    HOW  CONVEYED,  RESERVED,  ACQUIRED,  OR  EXTINGUISHED. 

1.    Cannot   be   taken    without   compensa- j  17.  Exception  or  reservation  in  a  convey- 

tion,  for  public  uae3.  !  ance. 

6.  By  what  terms  conveyed  or  devised.  !  27.  Parol  agreement ;  license  ;  acquies- 
12.   A  qualified  right  may  be  transferred.       j  cence,  &c. 

14.  Conflicting  rights  of  several  owners.        i  30.  Extinguislimcnt — unity  of  possession — 

_     i  title  by  prescription. 

1.  The  right  to  a  water-course  is  s.  freeJwld  right,  and,  therefore,  like 
other  property,  it  cannot  be  constitutionally  taken  from  the  owner  for 
public  uses,  without  an  adequate  compensation. (a)     [Supra,  ch.  69.) 

water  was  more  than  .^ufBcient  for  the  use  of  the  mill,  tlio  defendant,  as  the  servant  of  J  J, 
diverted  small  and  reasonable  quantities  of  the  water  for  the  irrigation  of  those  close.s,  which 
excepting  such  small  quantities  as  were  absorbed  and  used  in  the  irrigation,  were  returned 
into  tlie  stream  aliove  liie  mil),  &c.  The  plea  then  averred,  that  the  diversion  was  not  con- 
tinuous, but  intermittent,  that  the  quantities  of  water  absorbed  and  lost  were  very  .small 
and  unappreciable,  and  tliat  the  diversion  caused  no  diunage  or  impediment  to  the  plaintiff's 
mill.  Tothis  plea  the  plaiutitT  replied  de  injuria.  At  the  trial,  the  judge,  in  directing  the 
jury  on  this  plea,  told  them  tiiat  lie  felt  great  difficulty  in  affixing  a  legal  meaning  to  the 
term  '-unappreciable,"  but  suggested  that  it  might  mean  "so  inconsiderable  as  to  be  inca- 
paVjle  of  value  or  price  ;"'  and  liie  defendant  obtained  a  verdict  generally."  The  court  inclined 
to  think  this  interpretation  of  the  word  'unappreciable"  erroneous,  but,  considering  the  de- 
fendant was  entitled  to  succeed  on  the  general  issue,  refused  to  set  aside  the  verdict,  if  he 
would  consent  to  its  being  entered  for  the  plaintiff  on  the  special  plea.     lb. 

(a)  A  corporation  was  authorized  by  charter  to  make  sluices,  locks,  and  dams  on  a  river, 
for  the  passage  of  rafts  and  boats  paying  toll,  and  provision  was  made  for  compensation  to 
parties  damaged.  The  corporation  erected  certain  dams,  kc,  and  leased  for  twenty-fivo 
years  certain  premises  upon  which  in  part  they  erected  another  dam,  witti  a  sluice  and  locks, 
and  occupied  under  the  lease  (or  thirty-one  years.  No  damages  for  these  premises  were 
ever  claimed  or  assessed  under  the  charter.  Held,  that  these,  as  well  as  the  other  parts  of 
the  works,  must  be  considered  as  erected  and  maintained  by  virtue  of  the  charter,  and  right- 
fully existing  there  as  the  property  of  the  corporation,  after  their  occupation  under  the  lease 
terminated ;  that  they  were  entitled  only  to  such  use  and  appropriation  of  the  water,  as 
might  be  necessary  for  the  full  and  convenient  operation  of  the  works  authorized  by  the 
charter,  for  which,  and  the  damage  from  the  erection  of  dams,  sluices  and  locks  only,  would 
the  riparian  proprietors  be  eutitled  to  compensation ;  tliat  the  riparian  proprietcirs  might 
use  the  surplus  in  any  manner  (in  which  they  might  use  the  water  if  no  works  existed)  not 
inconsistent  with  the  full  and  convenient  use  of  that  to  which  the  corporation  were  entitled, 
and  not  injurious  to  their  works;  and  that  the  corporation  gained  no  claim  to  the  surplus, 
by  using  it  for  more  than  twenty  years,  by  virtue  of  the  lease.  Green  v.  Hancock,  31 
Maine,  42. 

A  person,  under  the  authority  of  the  legislature,  has  a  right  to  erect  a  dam  upon  a  stream 
in  which  he  is  interested,  as  a  tenant  in  common  :  but  not  so  as  to  encroach  upon  the  rights 
of  others.     Moft'ett  v.  Brewer,  1  Greene,  348. 

Where  a  canal  company,  under  the  authority  of  their  charter,  erected  their  canal  on  the 
land  of  A,  in  a  way  to  throw  iiack  the  water  of  a  natural  water-course  on  the  land  of  B,  the 
latter  is  entitled  to  an  action  for  the  nuisance.     Delaware,  &c.  v.  Lee,  2  New  Jcr.  243. 

A  purchaser  of  a  tract  of  government  land,  which  has  on  it  a  mill  and  dam,  which  cause 
ibe  water  of  a  .stream  running  through  it  to  overflow  other  pul)lic  lands,  the  entry  being 
made  and  a  patent  received  in  the  usual  form  ;  has  no  right  to  continue  the  dam  so  as  to 
overflow  such  other  lands,  after  they  have  been  entered  by  individuals.  Wilcoxon  v. 
McGhce,  12  111.  381. 

A  railway  was  constructed  across  certain  lowlands  adjoining  the  river  D,  over  which  the 
flood-waters  of  that  river  used  to  spread  themselves,  flicse  lowlands  were  separated  from 
the  plaintifl"'s  lands  by  a  bank,  constructed  under  certain  drainage  acts,  which  protected  the 
plaintifl"s  lands  from  floods.  By  the  construction  of  the  railway  without  sufficient  openings, 
ibe  flood-waters  could  not  spread  themselves  as  formerly,  but  were  penned  up  and  flowed 
over  the  bank  upon  the  plaintifl"'8  lauds.    There  was  no  express  clause  in  their  act,  obliging 
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2.  An  act  of  the  legislature  empowered  the  trustees  of  a  village  to 
take  measures  for  supplj'ing  it  with  water,  by  making  reservoirs  and 
conduits  in  the  lands  of  individuals;  and  provided  a  compensation  to 
the  owners  of  land  adjoining  the  spring  which  was  to  supply  the  water, 
but  not  to  those  who  bordered  upon  the  natural  stream  which  the  spring 
supplied.  Held,  Chancery  would,  by  injunction,  stop  any  proceedings 
to  divert  the  stream,  till  compensation  was  provided  for  the  latter  class 
ofowners.(l) 

3.  So,  it  has  been  said,  that  the  legislature  would  have  no  right  to 
impair  the  property  of  an  individual  in  a  stream  not  navigable,  by 
making  it  navigable,  or  by  applying  it  to  public  use  by  means  of  arti- 
ficial works.  (2) 

4.  An  act  in  New  York,  made  for  establishing  water  communica- 
tion between  the  lakes  and  the  seaboard,  authorized  commissioners  to 
take  and  use  any  "lands,  waters,  and  streams"  necessary  to  the  ob- 
ject in  view,  assessing  the  damage  sustained  by  the  owners  or  j^ctrties 
interested  in  such  premises.  Under  the  act  the  waters  of  the  Chitteningo 
creek  were  diverted,  upon  which,  by  virtue  of  a  grant  from  the  State, 
private  works  had  been  erected.  Held,  the  owner  of  such  works  was 
entitled  to  damages.(3) 

5.  But  it  has  been  held  in  England,  that  where,  by  means  of  certain 
public  improvements  authorized  by  law,  the  wat'-r  of  a  fresh  river  was 
rendered  brackish  and  unfit  for  the  use  of  a  brewery,  which  was  de- 
pendent upon  it  for  a  supply,  and  was,  in  consequence,  afterwards 
abandoned  ;  the  owner  of  the  brewery  was  not  entitled  to  compensa- 
tion, having  proved  no  easement  arising  from  long  use,  nor  any  right 
to  the  water  but  what  was  common  to  all.(4) 

6.  As  the  title  to  water  passes  with  the  land  over  which  it  flows,  so 
it  may  pass  in  connection  with  other  lands  or  buildings,  to  which  the 
use  of  the  water  is  necessary  or  incident.(5)(a) 

7.  Thus,  where  the  owner  of  a  house  and  adjoining  land  lays  a  con- 
duit and  pipes  in  the  latter  for  the  use  of  the  former,  through  which 
water  is  conveyed  to  the  house ;  and  then  sells  the  house  and  appur- 
tenances, excepting  the  land  ;  the  puuchaser  is  entitled  to  the  conduit 
and  pipes,  and  may  enter  the  land,  and  either  repair  them,  or  lay  new 
ones.(6) 

8.  The  devise  of  a  mill,   with  the  appurtenances,  passes    both  the 

(1)  Gardner  v.  Newburgb,  2  John.  Cha.  GoldSnch,  1  B.  &  0.  205;  Rex  v.  Comrars. 
^62.  1  (fee,  12  E.  477  ;  Scales  v.  Pickering,  4  Bing. 

(2)  Canal,    &c.  v.   People,   5   Wend.    423.    448.) 

(See  Piatt  «.  Johnson,  17  John.  195.)  \      (5)  See  Nitzel  v.  Paschall,  3  Rawle,  7G  ; 

(3)  Jennings,  6  Cow.  518.  Dyer  v.  Depui,  5  Whar.  584. 

(4)  Rex  t).' Directors.  &c.,  12  E.  429.    (See  ;      (6)  Nichols  v.  Charaberlin,  Cro.  Jac.  121. 
Dyson  v.  Collier,  5  B.  &  A.  600  ;  HoUis  v.  i 


the  railway  company  to  make  openings  for  flood-waters  in  that  district,  but  there  was  a 
o-eneral  provision,  that  they  should  make  openings  when  the  railway  crossed  any  public 
drains,  embankments,  or  works  in  any  drainage  district.  Held,  although  they  might  not  be 
compellable  by  mandamus  to  make  openings  for  the  flood-waters  in  that  district,  yet  an 
action  would  lie  against  the  company  for  the  injury  to  the  plaintiff's  lands.  Lawrence  v. 
Great  Xortliern,  &c.,  4  Eng.  L.  &  Equ.  265.  ,         . , 

(a)  But  not  by  parol.  Thus,  previous  to  a  sale  of  land  to  the  plaintiff,  the  vendor  said  to 
him  that  the  defendant  had  no  right  to  flow  the  land,  and  afterwards  conveyed  the  land  to 
the  'plaintiff  with  covenants  of  warranty.  Held,  in  the  absence  of  fraud,  the  verbal  state- 
ments were  merged  in  the  covenants.     Sargent  v.  Gutterson,  13  N.  H.  467. 
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water  and  the  piece  of  land  used  in  connection  with  such  mill.  So,  a 
conveyance  in  this  form  has  been  held  to  pass  the  water  privileges, 
though  accompanied  by  a  declaration  of  the  grantor  that  he  neither 
bought  nor  sold  ihe  latter.  So,  the  use  of  a  head  of  water  or  a  race- 
way, connected  with  and  necessary  to  a  mill,  passes  by  a  deed  of  the 
latter ;  as,  for  instance,  where  it  is  conveyed  by  metes  and  bounds, 
excluding  the  race,  which  runs  along  the  bank  of  the  stream  and 
empties  into  it  upon  other  land  of  the  grantor.  So  also,  the  right  of 
flowing  the  grantor's  lands,  so  far  as  they  have  been  used  to  be  flowed. 
But  where  a  way  has  been  immemorially  used  to  a  mill,  a  conveyance 
of  the  latter,  with  the  appurtenances,  does  not  pass  tlie  soil  of  the  for- 
mer.(l) 

9.  Although  it  is  the  general  rule  of  law  that  land  cannot  pass  as 
appurtenant  to  land,  yet  it  is  said  by  Judge  Story,  that  both  in  com- 
mon sense  and  legal  interpretation,  a  mill  does  not  mean  merely  the 
building  in  which  the  business  is  carried  on,  but  includes  the  site,  dam, 
and  other  things  annexed  to  the  freeliold,  necessary  to  its  beneficial 
enjoyment. (2)(a)  So,  where  a  testator  devises  pieces  of  property  as  mill- 
seats  and  for  purposes  of  mills,  he  gives,  with  each  piece  of  property,  a 
water  power,  and  the  gift  of  the  water  is  as  permanent  as  the  gift  of 
the  land.(3) 

10.  But  it  has  been  held  in  Maine,  that  the  conveyance  of  a  mill,  eo 
nomine,  passes  no  land  except  that  covered  hy  the  building,  and  over- 
hung by  its  project  ions. (4)(i) 

(1)  Blaines  v.  Chambers,  1  S.  &  R.  169;  (  (2)  Whitney  v.  Olney,  3  Mas.  280.  See 
Blake  v.  Clark,  6  Greenl.  4.*i6;  Pickering-  *.  1  Drydeu  v.  Jefterson,  18  Pick.  385  ;  Bardwell 
Staples,  5  S.  &  R.  107  ;  Wetniorc  v.  White,  j  v.  Ames,  22  Pick.  333;  Ashley  v.  Rase,  18, 
2   Caines's    Cas.    87;    New   Ipswich,    &c.   v.    268. 

Bachelder,  3  N.  H.  190.  (See  10  S.  &  R.  63  ;  j  (3)  Matter  of  Water  Commissioners,  4Edw. 
Hall  V.  Benner,   1  Penns.  402  ;   Leonard  v.  \  Ch.  545. 

White.  7  Mass.  6;)   Rackley  v.  Sprague,  5  |      (4j  Blake  v.  Clark,  6  Greenl.  436. 
Shepl.  281.  I 

(a)  Tho  case  was  one  of  devise,  hut  those  remarks  were  made  as  equally  applicable  to  a 
ffrant. 

(b)  So,  in  Massachusetts,  by  a  grant  of  a  mill,  the  land  under  the  mill,  and  land  adjacent 
thereto,  so  far  as  necessary  to  its  use,  and  commonly  used  witli  it,  and  no  further,  will  pass 
by  implication.  So,  of  an  exception  of  a  mill  from  a  grant  of  land.  Forbush  v.  Lombard, 
13  Met.  109. 

A  conveyance  of  land,  with  the  buildinga  thereon,  except  the  brick  factory,  does  not  pass 
tlie  land  under,  or  the  privile<;o  appurtenant  to,  such  factor}'.  Allen  v.  Scott,  21  Pick.  25. 
A  granted  to  B,  by  deed,  a  tract  ot  land,  bounded  on  all  sides  by  the  lands  of  persons  named, 
excepting  therefrom  "  tho  mills  and  water-privileges"  then  owned  by  A.  At  the  time  of  this 
grant,  about  an  aero  of  land  lay  common  and  unfenced,  as  a  mill  yard,  and  was  used  for 
putting  timber  thereon,  and  for  passing  and  repassing  to  and  from  the  mills,  but  part  of  that 
acre  was  afterwards  used,  by  the  owners  of  the  mills,  for  a  garden,  and  for  the  site  of  build- 
ings nut  coiiiifcled  with  the  mills.  Held,  tho  latter  land  was  not  within  the  exception.  For- 
bush V.  Loinliard,  3  Met  109.  Where  A  grants  to  B  the  right  of  building  a  dam  on  A's 
land,  to  carry  water  through  a  race  to  B's  mill,  and  a  dam  is  made,  but  insufDeiont  for  the 
purpose,  B  may  erect  a  new  dam  and  race,  and  use  such  land  as  is  necessary  for  this  pur- 
pose.    Connell  v.  Bruokharl,  4  13.  Monr.  68-1. 

A,  the  ownur  of  land,  with  a  mill  privilege,  grist-mill,  and  dam  tiicreon.  made  an  oral 
agreement,  wilii  B  and  C,  to  build  a  saw-mil!  on  said  land  and  dam,  ono  half  by  A,  and  the 
other  half  by  B  and  C,  and  to  use  the  same  jointly,  until  it  should  run  down.  The  saw- 
miil  was  buik  and  iHcd,  according  to  said  agreement,  for  several  years,  when  A  conveyed 
to  D  his  land,  grist-mill,  and  dam,  ''and  also  one-half  the  saw-mill,  with  all  tl'.o  appurtenan- 
ces and  privihgcs  to  the  said  half  saw-mill  Ijelonging;  the  said  saw-mill,  being  in  common 
and  undivided  with  B  and  V,,  owners  of  the  other  halt,  who  have  the  privilege  of  using  the 
game,  in  equal  shares  with   the  said  D,  until  it  shall  run  down.     1)  conveyed  to  E   the 
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1 1.  A  grant  of  water ^  or  a  stream,  or  river,  passes  the  fishery,  and  also, 
at  least  under  some  circumstances,  the  right  to  a  perpetual  use  of  the 
water  for  hydraulic  purposes.  The  latter  principle  i.s  stated  as  unques- 
tionable, where  the  language  of  the  deed  indicates  some  natural  or  tixed 
boundary  to  the  water,  as,  for  instance,  "a  certain  part  of  a  stream  on 
Turkey  River,  so  called  ;  viz.,  beginning  at  the  mouth  of  Great  Tuikej 
pond,  and  so  extending  to  the  head  of  the  lesser  pond."(l) 

12.  The  owner  of  water  may  grant  a  qualified  use  of  it  for  certain 
times  and  purpo-ses,  or  in  certain  quantities.(a)  The  grant  of  an  undi- 
vided share  in  a  stream  will  not  justify  the  grantee  in  using  it  to  the 
damage  of  others  interested.  The  right  to  the  water  is  indivisible. 
But,  where  two  opposite  owners  agree  to  erect  a  mill  on  the  laml  of 
one,  and  apply  the  whole  water  to  it,  this  is  such  an  appropriation  of 
the  water,  that  a  lease  of  the  right  of  one  tenant  will  pass  liis  interest  in 
the  water.(2) 

13.  Conveyance  of  land  by  a  corporation,  with  the  privdege  of  draw- 
ing from  a  canal,  through  the  forebay  or  tunnel,  and  through  two  me- 
taflic  apertures,  a  certain  quantity  of  water  (measured  by  the  number 
of  inches,)  paying  rent  by  the  inch.  Held,  this  conveyance  authorized 
the  grantee  to  deliver  the  water  from  the  canal  only  in  the  usual  way, 
and  not  to  increase  the  quantity  by  means  of  a  conical  tube  called  an 
ajutage,  although  the  invention  was  known  before  tlie  grant  to  pei'sons 
skilled  in  hydraulics,  and  to  some  members  of  the  corporation.  Gibson, 
Oh.  J.,  remarked,  that  the  question  was  to  be  determined,  not  by  prin- 
ciples of  science,  but  by  common  experience,  directed  to  the  discovery 
of  intention. (8) 

lo  a.  The  owner  of  land  through  which  a  stream  of  water  passed, 
erected  thereon  a  grain-niill,  and  raised  near  to  it  a  dam,  to  furnish 
water  power  to  drive  the  mill.  He  erected  another  dam,  farther  up 
the  stream,  to  preserve  water  for  the  use  of  the  mill  below,  and  after- 
wards built  a  shingle-mill  on  the  lower  dam  near  the  grist-mill,  driven 
by  the  same  power.  He  first  granted  to  A  the  grain  mill  and  land 
on  which  it  stood,  "  with  the  privilege  of  drawing  water  froni  the  mill 
pond  sufficient  for  this  or  any  other  grist-mill  that  may  be  built  on  the 
ground  that  this  mill  stands  on,  the  grist-mill  having  the  privilege  of 
drawing  water  over  every  other  machinery  on  the  dam."  He  then 
granted°to  B  the  shingle-mill  and  land  on  which  it  stood,  "with  the 
privilege  of  water  sufficient  to  drive  a  shingle-saw  at  all  times,  except 
when  the  water  is  so  low  that  the  grist-mill  will  require  it  all,  and  then 

(1)  Bullen  V.  Runnels.  2  N.  H.  259.  |  212;  Wetmore  v.  Wliite,  2  Gaines'  Gas.  87. 

(2)  Vandenburgh  v.  Van  Bergen,  13  John.  |      (3)  Schuylkill,  &c.  v.  Moore,  2  Whart.  477. 

said  land,  with  all  his  right,  title  and  interest,  in  and  to  the  grist-mill  and  saw-mill  standing 
thereon,  "being  the  same  premises  conveyed  by  A  to  said  D."  A,  after  the  death  of  B  and 
C,  conveyed  to  their  heirs  "one-half  of  a  saw  mill,  being  in  common  and  undivided  witii  D, 
and  being  the  same  that  said  A  reserved  to  B  and  C  in  his  deed  to  D."  E  refused  to  permit 
said  heirs  to  use  the  saw-mill,  and  they  brought  a  real  action  to  recover  possession  of  a 
moiety  thereof.  Held,  that  the  deed  I'rom  A  to  i)  reserved  to  B  and  G  only  a  life  estate  in 
the  land  on  which  the  saw-mill  stood,  and  that  the  action  could  not  be  maintained.  Gurtis 
Y.  Gardner,  13  Met.  457.     (See  p.  118.) 

(a)  But  in  grants  of  water  privileges,  that  construction  is  to  be  adopted,  which  gives  the 
grantee  an  unrestricted  ratiier  than  a  limited  one,  in  cases  of  doubt;  especially  where  tiiere 
is  no  provision  for  a  forfeiture.  No  restriction  can  safely  be  implied  from  the  relation  of  the 
parties,  from  which  it  might  be  inferred  that  they  did  not  intend  to  enable  each  other  to 
erect  rival  mills.     Fisk  v.  Wilber,  7  Barb.  395. 
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the  shino-lc-mill  must  stop,  and  not  till  then."  He  afterwards  conveyed 
to  A  the  land  on  which  the  upper  dam  had  been  erected.  Held,  B  ac- 
quired the  right  to  the  use  of  the  water  from  the  upper  as  well  as  from 
the  lower  dam,  when  it  could  be  taken  without  injury  to  the  rights  pre 
viously  granted  to  A  for  the  use  of  the  grist-mill.{l) 

18  b.  Held,  B  had  the  right  to  draw  water  for  the  use  of  his  shingle-mill, 
whenever  such  drawing  did  not  thereby  injure  B  in  the  use  of  his  grist- 
mill, although,  "  there  were  reasonable  grounds  to  believe  the  water 
would  be  needed  for  the  use  of  the  grist-mill."(2) 

18  c.  Held,  also,  that  when  the  grant  of  the  right  of  water  for  the  use  of 
the  shingle  mill  was  made  in  express  terms,  the  right  to  use  the  means 
necessary  to  the  enjoyment  of  the  right  was  also  granted,  by  operation 
of  law ;  and  that  B,  therefore,  had  the  right  to  enter  upon  any  land 
then  owned  by  his  grantor,  when  and  where  necessary,  to  enable  him 
to  obtain  his  just  supply  of  water.(8) 

18  d.  Where  A  conveyed  to  B  a  certain  water-right,  being  the  sur- 
plus after  supplying  two  runs  of  stones,  for  which  the  right  had  been 
previouslv  conveyed  to  C,  the  right  conveyed  to  B  being  of  water  suf- 
ficient to  carry  five  run  of  stones,  to  be  employed  on  an  equality  with 
three  run  of  stones  to  be  used  by  A,  and  B  subsequently  acquired  four- 
sixths  of  the  right  conveyed  to  C  it  was  held,  that  the  rights  acquired 
from  C  must  be  first  satisfied  ;  that  A  was  not  at  liberty  to  use  the 
water  or  suffer  it  to  run  to  waste,  so  as  to  impair  that  right ;  that,  in 
the  surplus,  A  and  B  must  participate  in  the  proportion  of  three  to  five, 
including,  in  the  estimate  of  the  water  used  by  each,  so  much  as  was 
suffered  to  run  to  waste  by  his  negligence,  or  suffering  his  flumes  or 
other  works  to  be  out  of  repair ;  that  A  had  not  the  right,  by  running 
his  mills  in  the  night  time,  in  dry  seasons,  so  to  draw  down  the  surplus 
water  as  not  to  leave  to  B  a  proper  proportion  in  the  day-time  ;  but 
that  B  could  not  complain  of  the  use,  by  A,  in  the  night  time,  of  water 
which  would  otherwise  have  flowed  over  the  dam  and  been  wasted,  pro- 
vided the  water  in  the  pond  was  not  drawn  down  so  as  to  impair  its 
use,  during  the  ordinary  hours  of  using  it  by  B.(4) 

13  e.  A  deed,  expressed  to  be  executed  for  the  purpose  of  having 
the  business  of  a  clothier  carried  on  where  the  grantor  lived,  and  in 
consideration  of  five  shillings,  conveyed  to  the  grantee,  his  heirs  and 
assigns,  the  privilege  of  drawing  from  the  mill-pond,  on  wdiich  the 
grantor  had  a  grist-mill,  "  water  sufficient  for  carrying  one  fulling-mill 
and  shears  for  one  clothier's  shop,  reserving  always,  in  a  scarcity  of 
water,  sufiicient  to  carry"  the  grantor's  grist-mill ;  habendum  to  the 
grantee,  and  his  heirs  and  assigns,  so  long  as  he  or  they  should  carry 
on  the  clothier's  business,  at  or  near  said  place,  and  should  be  at  one- 
sixth  part  of  the  expense,  of  erecting  and  keeping  in  repair  the  darn 
and  flume  neces.«:ary  for  supplying  the  pond  with  water.  Held,  the 
grant  restrict,  d  the  use  of  the  water  for  the  purposes  of  a  fulling-mill 
and  clothier's  works  only,  and  did  not  give  the  right  to  use  the  same 
quantity  of  water  in  carrying  a  carding  machine.(5) 

18/ 'Held,  also,  that  the  grantor  and  grantee  did  not  thereby  become 
tenants  in  common  in  the  right  to  use  the  water,  and  that  the  deed  did 

(1)  Elliot  V.  Shepherd,  25  Maine,  371.  |      (4)  Seneca  "Woolen  Mills  r'.  Tillman,  2  Barb. 

(2)  lb.  Ch.  9. 

(3)  lb.  I     (5)  Shed  v.  Leslie,  22  Verm.  498. 
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not  restrict  the  right  of  the  grantor  to  use  the  water,  not  conveyed  to 
the  grantee,  for  other  purposes  than  a  grist-mill. (1) 

13  5-.  A  granted  to  B,  by  deed,  a  narrow  strip  of  land,  "  for  the  pur- 
pose of  enabling  the  grantee  to  erect  a  tnill-dam  ;"  also  "  the  right  to 
build,  upon  the  land  of  the  grantor,  a  mill  or  factory,  somewhere  near 
the  north-west  corner  of  S  W's  land  ;  and  also  the  right  to  dig  a  canal 
or  trench  from  said  mill-dam  to  such  mill  as  may  be  erected ;  with  the 
right  of  passing  to  and  from  said  mill-dam  and  mill,  over  the  grantor's 
land."  B  built  a  mill-dam  on  said  narrow  strip,  and  also  a  mill  near 
the  north-west  corner  of  S  W's  land,  but  not  on  the  land  of  A,  and  dug 
a  canal  from  said  dam,  partly  through  the  land  of  A,  to  said  mill,  and, 
six  years  afterwards,  entered  upon  A's  lands,  through  which  the  canal 
was"  dug,  to  repair  and  clear  out  the  canal.  Held,  that  said  deed  gave 
B  no  right  to  dig  a  canal  through  A's  land,  in  any  other  place  than  that 
designated,  namely,  from  said  mill-dam  to  a  mill  on  A's  land;  and  A 
might  maintain  an  action  of  trespass  against  B,  for  entering  on  A's  land 
to  repair  and  clean  out  the  canal,  even  though  A  had  acquiesced,  for 
six  years,  in  the  building  of  the  mill  and  the  digging  of  the  canal. (2) 

13  h.  County  commissioners  laid  an  aqueduct  from  a  spring,  through 
the  lands  of  several  persons,  to  the  county  buildings,  and  thereby'  di- 
verted the  water,  which  before  flowed  to  the  works  of  S.  At  or  about 
the  time  when  the  aqueduct  was  laid,  a  lateral  pipe  was  inserted  in  it, 
and  water  hereby  conveyed  to  said  works ;  but  it  did  not  appear  by 
whose  order  or  at  whose  expense  the  pipe  was  thus  inserted.  The  com- 
missioners afterwards  caused  the  pipe  to  be  cut  off,  and  S  was  thereby 
deprived  of  the  use  of  the  water.  S  brouglit  an  action  against  the  com- 
missioners, alleging,  in  one  count,  that  thej^had  diverted  the  water  of  the 
spring,  and,  in  another  count,  that  they  caused  the  pipe  to  be  cut  off.  The 
commissioners,  in  their  defence,  gave  in  evidence  a  deed,  executed  after 
the  aqueduct  was  laid,  by  S  and  others,  through  whose  land  it  was  laid, 
in  which  deed  they  recited  that  it  had  been  laid  with  their  consent,  and 
acknowledged  that  they  had  received  full  satisfaction  for  all  damages  oc- 
casioned to  their  several  lands  by  laying  it,  and  in  which  they  also  granted 
to  the  county  the  liberty  of  entering  upon  their  several  lands,  for  the  pur- 
pose of  repairing,  or  relaying,  or  taking  up  said  aqueduct,  whenever 
the  county  commissioners,  or  any  authorized  agents  of  the  county, 
might  deem  it  necessary  ;  the  county  to  pay  to  the  owners  of  said  lands 
such  damages  as  should  be  thereafter  occasioned  by  entering  thereon 
for  said  purpose.  Held,  that  this  deed  was  a  grant  to  the  county  of  the 
entire  use  of  the  water  of  the  spring ;  that  the  whole  damages  for  such 
use  had  been  received  by  S ;  that  if  the  pipe  was  inserted  in  the  aque- 
duct before  the  deed  was  executed,  the  right  to  continue  it  was  relin- 
quished by  the  deed;  that  if  the  pipe  was  inserted  after  the  deed  was 
executed,  it  was  either  a  trespass,  or  was  done  in  pursuance  of  a- parol 
license  of  the  commissioners,  which  was  revocable  and  had  been  re- 
voked ;  and  that,  in  either  case,  the  commissioners  had  a  right  to  cut  off' 
the  pipe.(3) 

14.  Where  opposite  owners  own  a  dam  in  common,  and  have  a  right 
to  the  water  alternately,  each  six  months;  either  may  at  any  time  re- 
pair his  own  flume,  especially  where  the  surplus  water  not  required  by 

(1)  lb.  I      (3j  Stanwood  v.  Kimball,  13  Met.  526. 

(2)  Dickersoii  v.  Mixter,  13  Met.  217.  | 
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one  belongs  to  the  other.  And  the  party  making  the  repairs  is  not  an- 
swerable for  any  accidental  damage  thereby  occasioned  to  the  other. 
So  the  former,  after  an  imavoidable  accident  in  repairing,  and  to  pre- 
vent great  injury  to  both  parties,  may  raise  the  waste  gate,  and  remove 
the  flash  board  of  the  ]atter.(l)(a) 

15.  Where  one  mill  is  entitled  only  to  the  surplus  water  after  another 
is  supplied,  the  owner  of  the  former  must  shut  his  gates  in  case  of  a  de- 
ficiency of  water  for  both.  But  if  the  owner  of  the  latter  obstructs  the 
passage  of  the  water  to  the  other  mill,  he  must  remove  the  obstruction 
so  soon  as  his  own  want  is  supplied. (2) 

16.  A  was  the  proprietor  of  an  ancient  mill,  and  a  stream  which  sup- 
plied it,  diverted  from  a  river.  B  owned  other  mills,  with  a  stream 
above,  diverted  from  the  same  river  by  a  head  wear,  and  thence  flow- 
ing through  A's  land  to  B's  mills,  as  appurtenant  thereto.  B  erected 
upon  other  lands,  below  the  lands  of  A,  and  near  the  water-course,  two 
other  mills,  and,  to  obtain  more  water,  enlarged  his  water-course  in  the 
soil  of  A,  and  raised  and  heightened  the  head  wear,  whereby  so  much 
of  the  water  was  diverted  as  to  render  useless  A's  mill.  In  order  to 
settle  the  conflicting  rights  of  the  parties.  A,  in  consideration  of  a  sum 
in  gross,  and  an  annual  rent,  demised  to  B  for  a  certain  term  the  water- 
course thus  enlarged,  and  the  i-ight  of  diverting  so  much  water  as  was 
required  for  B's  mills.  Soon  afterwards,  A's  mill  was  destroyed.  The 
term  having  expired,  but  the  party  claiming  under  B  continuing  to  use 
the  water  in  the  same  way  as  before,  the  owner  of  the  land,  on  which 
A's  mill  formerly  stood,  brings  assumpsit  against  him,  for  use  and  occu- 
pation.    Judgment  for  the  plaintilf  (8) 

17.  A  conveyance  of  land,  a  part  of  which  is  traversed  by  a  water- 
course, may  except  or  reserve  the  bed  of  the  stream,  or  the  whole  or  a 
part  of  the  water  itself;  and  the  exception  or  reservation  will  not  be 
void,  as  repugnant  to  the  preceding  grant.  Thus,  where  one  conveys 
a  tract  of  land,  describing  the  tract,  but  not  mentioning  a  stream  in- 
cluded within  it,  and  then  adds  :  "and  it  is  to  be  understood,  and  it  is 
the  intention  of  this  deed,  to  convey  as  much  of  the  privilege  of  the 
water,  as  shall  be  sufficient  for  the  use  of  a  fulling-mill,  whenever  there 
is  a  sufficiency  therefor;"  this  is  a  valid  reservation  of  the  surplus 
water.(4)(/>) 

18.  The  exception,  in  a  lease,  of  a  mill  site,  includes  not  merely  an 

(l)Boyntori  u  Rees,  9  Pick.  528.  I      (4)   Spra^ue  v.  Snow,  4   Pick.    54.      See 

(2)  Sumner  v.  Foster,  7  Pick.  32.  Adams  v.  Warner,  23  Yerm  392. 

(3)  Davis  V.  Morgan,  4  B.  &  C.  8.  [ 


(a)  Where  land  was  sold  by  public  commissioners,  as  bounding  upon  a  river,  and  was 
situated  just  below  a  State  dam  erected  for  a  canal ;  held,  the  purchaser  was  entitled  to  the 
water  privile-iies  connected  with  the  lots  at  ihe  lime  of  sale,  by  tiie  natural  tlow  of  the  sur- 
plus water  over  tlio  dam,  so  far  as  the  same  could  be  applied  to  use,  and  to  the  thread  of  the 
river,  not  ol)slructin<^  its  navipuion  ;  and  tlint  the  coinmis.sioncrs,  iherelore,  l.ad  no  riuht  to 
lease  such  privile<ies  Varick  v.  Smith,  9  Paipe,  547.  Where  A  conveys  a  mill  to  B,  cove- 
nanlinfr  that  the  pond  shall  he,  and  forever  remain,  as  it  is  at  the  time  of  conveyance,  A  and 
others  being  owners  of  the  land  under  such  pond  ;  the  law  construes  this  into  a  covenant, 
that  sucli  owners  will  not  interfere  with  the  dam,  as  built,  and  the  pond;  not  a  covenant 
against  acts  of  God,  or  acta  of  the  n;overnment.  Oldham  v.  Kennedy,  3  Humpli.  2G0.  A 
conveyance  of  the  gro\nid  on  which  the  abutment  of  a  dam  stands,  with  all  rights,  &c., 
thereto  belonging,  p.sses  the  whole  water-power  created  by  such  dam.    Wall  v.  Clo\ul,  lb.  181. 

ib)  Whero  part  of  the  land  conveyed  is  flowed  by  a  dam  of  the  grantor,  there  is  no  im- 
plied reservation  of  the  right  to  (low.  But  a  prior  grantee  of  the  mill  may  claim  such  right 
against  a  grantee  of  the  laud.     Hinraan  v.  Booth,  21  Wend.  2G7.     (See  p.  114.) 
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easement,  but  the  soil  of  the  mill  site,  and  all  the  land  necessary  for  the 
pond,  and  for  carrying  on  the  mill.(i) 

19.  Demise  of  aVulling-mill,  with  a  water-course  and  flood-gates,  with 
an  exception  of  free  liberty  to  the  lessor,  his  heirs,  &c.,  servants  and 
tenants,  at  all  times  at  pleasure  to  divert  the  water  from  the  mill,  for 
watering  all  meadows  which  they  should  think  proper,  and  to  take  up 
and  put  down  all  proper  sluices.  The  profits  of  the  mill  consisted  in 
part  of  water  rents  for  flooding  meadows,  for  water  which  was  wholly 
diverted  from  the  mill.  Held,  the  exception  was  not  repugnant  to  the 
grant,  but  the  heir  of  the  lessor  was  entitled  to  the  water  rents.(2) 

20.  Conveyance  of  a  mill,  dam  and  slip,  reserving  the  right  of  slip- 
ping the  grantor's  own  logs,  free  of  toll.  Held,  the  reservation  created 
a  mere  personal  right,  not  assignable.(3) 

21.  An  exception  of  all  places  which  may  be  found  convenient  for 
erecting  mills  on  a  certain  creek,  applies  only  to  natural,  and  not  to  ar- 
tificial mill  ^ites.(4) 

22.  A  lease  reserved  all  water-courses,  suitable  for  mills,  with  the 
right  of  erecting  mills  and  other  works  thereon,  with  three  acres  of  land 
adjoining.  Held,  this  amounted  to  a  reservation  of  all  the  mill-seats, 
with  the  three  acres,  and  gave  the  lessor  the  right  to  make  a  location 
at  pleasure  ;  but  that  the  interests  reserved  did  not  pass  by  a  subsequent 
conveyance  of  the  re  version. (5) 

23.  A,  owning  the  bed  of  a  stream,  and  the  laud  upon  one  side,  con- 
veyed to  B,  the  owner  on  the  other  side,  one-half  the  bed,  to  the  thread 
of  the  river,  reserving  the  right  to  butt  a  dam  on  both  shores.  Held, 
the  last  clause  was  not  a  good  exception^  which  must  be  of  a  part  of  the 
thing  granted,  but  it  was  effectual  for  the  purpose  intended,  as  an  es- 
toppel or  implied  covenant;  and  amounted  to  a  mutual  covenant,  that 
each  party  should  have  the  right  to  butt  a  dam  upon  the  shore  of  the 
other.  It  was  also  held,  that  the  deed  gave  the  grantor  no  greater  right 
to  use  the  water  than  the  grantee,  notwithstanding  a  reservation  of  a 
right  to  use  the  water  from  any  dam  erected  by  the  latter,  upon  his  pay- 
ing an  adequate  proportion  of  its  cost.(6) 

24.  Lease  by  indenture  from  A  to  B  of  a  woollen  factory,  reserving 
the  right  to  erect  a  machine  shop  near  it,  and  connect  the  machinery 
therein  with  the  wheel  in  the  factory ;  and  in  case  there  shall  not,  at 
any  time,  be  water  sufficient  to  carry  the  works  of  the  foctory  and  ma- 
chine shop  together,  the  lessor  is  to  connect  his  works  with  the  wheel 
of  the  factory,  so  as  to  use  only  so  much  water  as  is  sufficient  to  carry 
the  wheel  of  the  factory  at  speed.  Held,  A  could  not  exercise  his  re- 
served right  of  connecting  the  machinery  of  his  shop  with  the  wheel  of 
the  factory,  until  B  had  drawn  water  enough  to  drive  the  machinery  of 
the  factory  at  speed. (7) 

(1)  Jackson  v.  Vermilyea,  6  Cow.  677.  I  (5)  Russell  v.  Scott,  9  Cow.  279. 

(2)  Lambert  v.  Bennett,  3  Smith,  84.  i  (6)  Case  v.  Haiglit,  3  Wend.  632. 
(B)  Wadsworth  v.  Smith,  2  Fairf.  278.  (7)  Hatch  v.  White,  22  Pick.  518. 
(4)  Jackson  u.  Lawrence,  11  John.  191.  ' 

The  extent  of  an  exception,  in  a  deed  conveying  mills  and  water  privileges,  of  "  the 
privileges  of  one-half  of  the  bark-mill  owned  by"  certain  third  persons,  is  to  bo  determined 
by  ascertaining  the  extent  of  tiie  title  which  sucii  third  persons  had  to  the  water  at  the 
time  for  tlie  use  of  the  bark-mill.     Rogers  v.  Bancroft,  20  Verm.  250. 

Wiiere  tenants  in  common  of  mills  and  water-privilege,  execute  partition  deeds  at  the 
same  time,  each  to  the  other,  the  deeds  are  to  be  taken  as  one  instrument;  and  any  grant  or  limi- 
tation of  the  use  of  water,  contained  in  either,  is  to  be  treated  as  binding  on  both  the  par- 
ties and  those  claiming  under  them.     lb. 
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25.  A  reservation  may  sometimes  be  implied  ;  as  where  the  river,  or 
an  island  therein,  has  been  previously  granted. (1) 

2o.  A  mortgaged  to  B,  for  a  large  consideration,  a  strip  of  land,  in- 
cluding mills,  and  running  along  a  river.  He  afterwards  sold  a  small 
portion  of  the  land  to  C  for  a  mill,  &c.,  and  obtained  from  B,  for  a  no- 
minal consideration,  a  grant  or  release  of  this  portion,  described  as, 
"  beginning  at  the  end  of  a  dam,  running  up  the  river  two  rods,  and  so 
round  to  the  bank  of  the  river."  Held,  the  release  had  merely  the 
effect  of  an  exception  to  the  mortgage,  and  did  not  relinquish  a  right 
in  the  stream  to  the  thread  of  the  river,  which  would  destroy  the  value 
of  B's  mills.(2) 

27.  The  question  as  to  the  effect  of  a  license  has  sometimes  been  raised 
in  connection  with  water-courses.  Thus,  A,  being  the  owner  of  a  mill, 
made  a  parol  agreement  with  B,  an  owner  of  neighboring  land,  by  which 
B  allowed  him,  for  a  consideration,  to  fix  a  tunnel  or  goit  into  the 
ground,  with  stone  work,  for  the  purpose  of  conveying  water  to  A's 
mill.  B  helped  in  making  the  tunnel,  under  A's  directions.  A  after- 
wards tendered  the  consideration,  but  B  refused  it,  forbade  the  continu- 
ance of  the  tunnel,  and  obstructed  it.  In  an  action  on  the  case  of  A 
against  B,  held,  the  agreement  was  a  mere  license,  at  anv  time  revoca- 
ble.(3) 

28.  Where  one  by  deed  conveys  a  water-course  by  courses  and  dis- 
tances, a  subsequent  parol  agreement  to  vary  the  route  of  it  is  valid,  if 
executed.(4) 

29.  In  Pennsylvania,  a  parol  license  to  use  a  water-course  for  a  mill 
has  been  so  far  held  valid,  even  though  made  without  consideration, 
that  it  cannot  be  revoked  after  the  mill  has  been  actually  erected.  The 
part  performance  is  held  equivalent  to  a  formal  conveyance.  The  ex- 
pending mone}'-  or  labor,  in  consequence  of  the  license,  has  the  effect  of 
turning  such  license  into  an  agreement.  Hence,  notonl_y  may  damages 
be  recovered  at  law,  for  a  diversion  of  the  water ;  but  a  specific  perform- 
ance of  the  contract  decreed  in  equit}',  where  damages  would  be  an  in- 
adequate compensation.  With  regard  to  the  duration  of  such  license, 
it  must  depend  upon  the  nature  of  the  property  to  which  it  is  accessory. 
If  the  mill  is  of  a  permanent  description,  the  license  shall  also  be  per- 
manent, and  continue  in  force,  notwithstanding  the  destruction  or  de- 
cay of  the  original  building,  and  may  be  revived  in  use  upon  its  re- 
erection.  But  if  the  building  is  a  saw-mill,  the  use  of  which  must 
depend  upon  fluctuating  circumstances,  such  as  the  supply  of  timber, 
the  parties  are  supposed  to  have  contemplated  a  temporary  use. (5)  So 
where  a  license  is  given  to  erect  a  dam  lor  a  temporary  purpose,  it  ter- 
minates with  the  decay  of  the  dam. (6)  In  the  same  State  it  is  held,  that 
a  parol  license  to  abut  a  dam  against  another's  land  may  be  revoked 
before  anything  is  done  towards  its  execution. (7)  It  has  been  held,  that 
even  the  silent  acquiescence  of  one  party,  entitled  to  a  water-course,  in 
its  diversion  by  another,  will  debai-  the  former  from  an  action  for  dama- 
ges, though  he  is  thereby  subjected  to  great  expense.  And  equity  will 
grant  an  injunction   against  such  actioD.(8)     In  Maryland,   where  A 


(1)  Luiit  V.  Ilollatxl,  14  Mass.  151. 

(2)  Hatch  V.  Dwiglit,  17  Mass.  289. 

(3)  Feiiliman  v.  Smitli,  4  K.  107. 

(4)  Le  Fevre  v.  Same,  4  S.  &  R.  241. 


(5)  Rerick  v.  Kern,  14  S.  A-  R.  267. 

(6)  Hepliurn  v.  McDowell,  17  S.  &  R.  383. 

(7)  Baidelman  v.  F^ulk,  5  Watts,  308. 

(8)  2  Equ.  Abr.  522. 
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licenses  B,  by  a  conntermandable  license,  to  divert  a  stream  whicli  runs 
through  the  land  of  both,  and  the  license  is  executed  by  B,  A  cannot 
be  restored  to  his  original  rights,  except  by  tendering  to  B  the  amount 
of  the  expense  incurred  by  him.  By  such  license,  and  its  execution 
by  B,  the  right  of  A  to  the  flow  of  the  stream  in  its  original  channel 
is  extinct,  and  is  no  longer  appurtenant  to  the  land.(l) 

29  a.  A  granted  a  license  to  B,  to  flow  water  irom  B's  laud  by  a 
ditch  through  A's  land.  Held,  this  license  gave  B  no  right  to  increase 
the  quantity  of  water  so  flowed,  either  by  clearing  more  land,  or  by 
cutting  more  ditches,  or  enlarging  those  already  dug ;  neither  had  B  a 
right  to  turn  a  part  of  the  water  through  another  person's  land,  and 
then  turn  a  new  stream  through  A's  land. (a) 

30.  The  right  of  using  a  water-course,  like  other  easements,  may  be 
extinguished  by  iimiy  ofiMssession.  Thus,  it  is  said,  ii  A  o\\  ns  above, 
and  B  below,  on  the  same  stream,  and  B  acquires  the  right  of  having 
the  water  flow  to  his  land  through  A's,  and  then  A  purchased  B's 
land,  and  diverts  the  water  into  its  natural  channel,  C,  a  purchaser  of 
B's  land  from  A,  cannot  claim  the  artificial  channel,  because  it  was  ex- 
tinguished by  unity  of  possession. (3) 

31.  In  this  case  It  is  to  be  observed,  that  at  the  time  of  the  sale  to  C, 
the  artificial  channel  was  no  longer  in  use.  And  it  seems  the  mere 
union  of  the  two  rights  in  one  person  would  be  insufiicient,  without 
such  disuse,  to  eftect  an  extinguishment.  Thus,  in  an  old  case,  where 
A  owned  a  tenement,  to  which  there  was  an  ancient  gutter  through  the 
tenement  of  B,  and,  having  purchased  the  latter  tenement,  sold  the  for- 
mer to  C,  it  was  held,  that  the  gutter  was  not  extinguished;  though  it 
would  have  been,  had  A,  after  the  purchase  from  B,  destroyed  or  sev- 
ered it.  So  where  one  constructs  pipes  through  his  land,  to  convey 
water  to  his  house,  which  he  afterwards  sells,  with  the  appurtenances, 
reserving  the  land,  or  reserves,  selling  the  land,  the  right  to  the  pipes 
is  not  extinguished,  but  passes  to  the  purchaser  in  the  one  case,  or  re- 
mains in  the  seller  in  the  other.  Otherwise,  had  the  pipes  been  cut  off 
before  the  conveyance.(4) 

32.  A  owns  a  mill  above,  and  B  a  mill  below,  on  one  stream,  the 
latter  mill  having  a  dam  which  obstructs  the  free  use  of  the  former.  B 
lowers  his  dam  two  feet,  at  which  height  it  remains  thirty-eight  years, 
and  does  not  obstruct  the  mill  above.  B  sells  the  lower  mill  to  A, 
who  conveys  it  to  C.  Held,  the  right  of  raising  the  dam  two  feet,  and 
of  back  flowing,  was  gone.(5) 

33.  There  can  be  no  adverse  enjoyment  of  water,  where  the  same 
person  owns  the  land  over  which  it  flows,  and  that  which  is  benefitted 
by  the  use  of  it. 

3-1.  A  conducted  water  from  the  land  of  B  to  his  own,  and,  having 
used  it  for  less  than  the  period  of  prescription,  in  a  certain  way,  sold 
his  land  to  B,  who,  in  a  few  days,  reconveyed  to  A.  A  subsequently 
used  the  water  as  before,  for  a  period  which,  added  to  the  former  use, 
made  up  the  time  of  prescription.  Held,  A  gained  no  prescriptive 
title.(6) 


(1)  Addison  v.  Hack,  2  Gill,  221. 

(2)  Carter  v.  Page,  8  Ired.  190. 

(3)  Angell,  71-2'. 

(4j  Surry   v.  Pigott,  Latch,   1 53 ;  Sury  v. 
Pigot,  Poph.  166;  Nicholas  v.  Chamberlain, 


Cro.  Jac.  121 ;  (Morris  v.  Edginton,  3  Taun. 
24.) 

(5)  Hazard  v.  Robinson,  3  Mas.  172. 

(6)  Manning  v.  Smith,  6  Conn.  289. 
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34  a.  Where  an  estate,  out  of  which  a  mill  privilege  has  been  carved, 
becomes  united  in  ownership  with  other  estates  below,  the  owner  of 
both  may  convey  different  rights  and  privileges  from  what  were  before 
attached  to  either  estate;  but  in  conveying  either  to  different  and  new 
persons,  any  change  in  the  privileges  made  appurtenant  to  each  must 
distinctly  appear,  or  each  will  be  presumed  to  exist  as  before  the  junc- 
tion of  the  estates.(l) 

35.  The  principle  of  extinguishment  by  unity  of  possession  applies 
only  to  artificial  channels,  the  right  to  which  depends  on  prescription ; 
and  not  to  a  natural  water-course,  existing  ex  jure  7iaturce.{2) 

36.  After  possession  of  a  water-course  for  sixty  years,  one  may  have 
a  bill  in  equity  against  a  mortgagee  who  has  foreclosed,  to  quiet  his 
title,   without  having  established  his  right  at  la\v.(3) 

37.  In  Massachusetts,  at  the  first  settlement  of  the  tovv^n  of  Con- 
cord, a  century  and  a  half  before  action  brought,  a  small  stream  was  re- 
served for  the  use  of  the  mill.  The  stream  had  for  sixty  years  been 
used  by  a  mill  of  the  plaintiff,  and  the  defendant,  through  whose  land 
it  naturally  flowed,  diverted  and  wasted  the  water.  Held,  the  plain- 
tiff had  a  right  by  prescription.(4) 

38.  Mr.  Angel  1  says,  whatever  period  of  time  the  statute  of  limita- 
tions may  prescribe  for  enforcing  a  right  of  entry,  an  adverse  enjoy- 
ment of  a  water-course  in  any  particular  manner,  for  such  period,  will 
be  presumptive  evidence  of  a  grant.  This  doctrine  was  first  laid  down 
as  law  in  England,  in  the  year  1761,  in  the  case  of  Lewis  v.  Price,  at 
Nisi  Prius.(5) 

39.  Occasional  interruptions  of  tlie  use  of  a  water-course  will  not  al- 
ways  be  conclusive  of  a  superior  right  to  control  and  limit  the  entire 
use  at  discretion.  The  nature,  object  and  value  of  the  use  are  very 
material  to  exjilain  and  qualify  the  effect  of  such  interruptions.  For 
instance,  it  is  not  to  be  presumed,  that  valuable  mills  will  be  erected, 
to  be  fed  by  an  artificial  canal  from  a  river,  and  the  stream  be  indis- 
pensable for  such  mills,  and  yet  that  another  person  has  such  a  title 
to  the  stream,  that  he  may  cut  off,  diminish,  or  suspend  it  at  pleasure; 
but,  if  there  should  not  be  water  enough  for  the  progressive  wants  of 
all,  the  riparian  proprietor  should  reserve  to  himself  the  right  of  future 
exclusive  appropriation.  In  such  cases,  reasonable  presumption  must 
be  made  from  equivocal  acts.  The  interruptions  may  arise,  from  re- 
sistance to  an  attempt  by  the  canal  owner  to  extend  the  reach  of  his 
dam  into  the  stream,  for  the  purpose  of  appropriating  more  water,  or 
from  a  desire  to  prevent  undue  waste  in  dry  seasons,  to  the  injury  of 
the  riparian  proprietor.  But  the  consent  ot  a  mill-owner,  to  an  exclu- 
sive ap[)ropriation  of  the  water  by  such  proprietor  at  his  pleasure,  will 
never  be  presumed  without  the  strongest  evidence.(6) 

40.  A,  being  tenant  for  life  of  land  upon  a  stream,  with  power  to 
make  a  jointure,  which  he  exercised,  licensed  B  to  construct  a  wear  in 
the  stream  upon  A's  land,  for  the  purpose  of  watering  B's  meadows. 
A  and  the  jointress  having  occupied  52  years  from  the  license;  after 


(1)  Perry  v.  Parker,  1  W.  &  M.  280. 

(2)  Surry  v.  Piurott,   Popli.   166. 

(3)  BuHh  V.  Western,  Prec.  Oha.  530; 
(Duke  V.  Girdler,  lb.  531 ;  Ilillary  v.  Waller, 
12  Ves.  261;  Finch  v.  Reabrid'jer,  2  Verii. 
390.) 


(4)  Sullivan  on  Land  T.  273. 

(5)  An<rell   on   W.  C.  77;    Ricard  v.   Wil- 
liams, 7  Wlieat.  59;   2  Wins.  Saun.  175. 

(6)  Ang.  85 ;  Tvler  v.  Wilkinson,  4  Mas. 
404. 
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the  death  of  the  latter,  C,  the  tenant  of  A's  land,  diverted  the  water 
from  the  wear.  In  an  action  by  the  tenant  of  B's  farm  against  C,  held, 
C  was  not  bound  bj  the  adverse  user  during  the  lives  of  A  and  the 
jointress.(i) 

41.  A  prescriptive  right  may  be  acquired  to  the  flow  of  the  water 
in  a  particular  artificial  channel,  even  tliough  it  is  neither  actually  used, 
nor  necessary  for  the  mill  erected.  It  is  sufficient,  that  the  water  has 
been  accustomed  to  flow  in  this  course  for  twenty  years.(2) 

42.  The  ordinary  prescriptive  title  to  a  water-course  can  be  gained 
only  against  individuals,  not  against  the  public.  Hence,  the  exclusive 
use  of  a  river  for  twenty  years  will  not  debar  the  public  from  using  it 
as  a  highway,  even  though  during  that  time  it  has  been  in  a  condition 
wholly  unfit  for  such  purpose.  To  affect  the  public  right  of  naviga- 
tion, there  must  be  either  a  legislative  act,  or  an  enjoyment  so  very 
long  continued  as  to  raise  a  presumption  of  one.(3) 

43.  One  may  gain  a  right,  (in  Pennsylvania,)  to  abut  his  dam  upon 
another's  land,  by  an  actual  possession  of  it  for  that  purpose  for 
twenty-one  years. (4) 


CHAPTEK   LXXI. 

WATER-COURSES,  ETC.      FLOWAGE. 


1.  General  rule. 

4.  Applies  to  land  below,  as  well  as  that 

above. 

5.  Right  of  flowing  an  incorporeal  heredit- 

ament— how  acquired. 
7.  Right  of  election. 


9.  License — when  no  defence. 
11.  Construction  of  particular  grants   and 

reservations. 
18.   Prescriptive  right. 
25.  Unity  of  possession — extinguishment. 


1.  Where  a  stream,  by  the  act  or  neglect  of  the  owner,  is  made  to 
overjioiv  adjoining  land,  this  is  an  actionable  injnr}^ ;  and  the  law  pre- 
sumes damage.  Thus,  if  this  consequence  arises  from  the  neglect  to 
scour  a  ditch, (a)  an  action  lies.(6)     So,  where  one  digs  a  ditch,  where- 


(1)  Bradbury  v.  Griusell,   2    Wms.  Saun. 
175  d. 

(2)  Tyler  v.  Wilkinson,  4  Mas.  405. 

(3)  Weld  V.   Hornby,  7  E.  195;  Johnston 
v.  Irwin,  3  S.  &  R.  292  ;  Carter  v.  Murcot,  4 


Burr.  2163  ;  Nimmo  v.  Com.,  4  Hen.  &  M.  57  ; 
Stoughton  V.  Baker,  4  Mass.  522  ;  Vooglit  v. 
Winch,  2  B.  &  A.  662  ;  Chalker  v.  Dickinson, 
1  Conn.  382. 

(4)  Beidelman  v.  Foulk,  5  Watts,  308. 


(a)  Where  a  ditch  is  the  boundary  between  adjoining  proprietors,  one  of  whom  is  entitled 
to  clean  it  out;  he  has  no  right  to  remove  a  fence,  standing  partly  on  the  land  of  the  other, 
unless  absolutely  necessary  in  order  to  clean  the  ditch.    Johnson  v.  Hannahan,  3  Strobh.  425. 

(h)  One  whose  land  is  flowed  unlawfully  has  an  election  of  remedies.  He  may  bring  his 
action  for  damages,  or  he  may  abate  the  nuisance  without  suit.  If  he  take  the  latter  course, 
he  must  proceed  in  a  reasonable  manner.  The  ordinary  pleas  to  an  action  of  trespass, 
founded  on  the  exercise  of  such  alleged  right,  set  forth  in  substance  that  the  defendant,  or 
those  under  whom  he  acted,  had  the  right  to  protect  their  possessions,  and  that  the  acts 
were  done  necessarily  in  the  exercise  of  the  right,  or  with  as  little  damage  as  possible.  But 
he  need  not  abate  tlie  nuisance  in  the  manner  most  convenient  for  the  other  party.  Great 
Falls  Co.  v.  Worster,  15  K  H  412. 

Where  an  owner  of  land,  flowed  by  a  dam,  said  to  another  person,  that  he  gave  him  "all 
the  power  that  he  might  lawfully  have  to  draw  the  water  raised  by  said  dam  off  Irom  his 
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bv  water  flows  from  his  brewery  to  an  old  clay  pit  in  the  brick  5^ard 
of  the  plaintiff.(l)(a) 

2.  In  an  ancient  case,  the  cause  of  action  alleged  was,  that  the 
defendant  raised  his  pond,  and  thereby  flooded  the  plaintiff's  meadow, 
and  the  ])laintiff  recovered.  So,  where  the  plaintiff  complained  of 
the  defendant  for  stopping  water  incessanter  decurrente  by  his  land, 
whereby  the  plaintiff's  land  was  drowned,  and  his  grass  rotted;  the 
plaintiff  prevailed. (2) 

8.  Where  the  land  of  one  person  is  overflowed  through  the  act  of 
another,  the  former  may  erect  any  obstruction  which  may  be  neces- 
sary to  keep  off  the  water,  and  will  not  be  answerable  for  damages 
thereby  occasioned  to  the  wrong-doer.  But  he  cannot  lawfully  cause 
damage  to  third  persons  by  such  erection. (3)(i) 

(1)  3  Bl.  Com.  217  ;  Shaw  v.  Curamiskey,  (3)  Merritt  v.  Parker,  1  Coxe,  460;  Rex  v. 
7  Pick.  76  ;  Woodman  v.  Tufts,  9  N.  H.  88.    |  Thrafford,   Ang.   107  ;    Williams  v.   Gale,  3 

(2)  Gilbert's  case,  Godb.  59 ;  Brent  v.  Had-  !  Har.  &  J.  231. 
don.  Cro.  Jac.  556  ;   Lev.  193  ;   Ang.  61,  62  ;  i 

Sir  Neil,  &c.  v.  Earl,  &c.,  3  Bligh,  414.  i 


land,"  the  court  cannot  say  that  this  does  not  constitute  such  person  his  servant  or  agent  to 
abate  the  nuisance.  It  might  be  submitted  as  a  question  for  the  jury,  on  the  whole  evi- 
dence, whether  or  not  such  authority  was  in  fact  given,  depending  upon  the  intent  of  tho 
party  making  tlie  declaration.     Such  a  right  is  not  assignable.     lb. 

{<j.)  A,  being  the  owner  of  a  house,  and  B  liis  tenant,  C,  owner  of  the  adjoining  premises, 
allowed  a  drain  or  water-course  to  become  obstructed,  and  flow  back  upon  A's  house.  Held, 
A  might  maintain  an  action,  though  B  allowed  a  wall  to  fall  into  and  obstruct  the  ditch, 
and  C  repaired  as  soon  as  he  had  notice.     Bell  v.  Twentyman,  1  Ad.  &  El.  (N.  S.)  766. 

But  where,  during  a  portion  of  the  time  for  which  damage  was  claimed  for  flowage  of  the 
plaintiff's  land,  the  plaintiff  was  in  possession,  and  for  the  remaining  period  had  leased  to  a 
tenant,  it  was  held,  that  the  plaintiff  could  not  recover  for  any  injury  to  liis  reversion,  unless 
he  declared  specifically  therefor,  but  only  for  such  time  as  he  was  actually  in  possession  of 
the  premises,  while  tliey  were  not  under  lease.     Davis  v.  Jewett,  13  X.  H.  88. 

An  injury  to  a  reversionary  interest  must  bo  so  alleged  in  the  declaration.     lb. 

So  all  objections  to  tiie  plaintiff's  title,  in  an  action  on  the  case  for  flowage,  are  waived 
by  one  who  attempts  to  show  title  under  the  plaintiff's  ancestor  ;  and,  after  his  attempt  has 
been  defeated  by  the  verdict  of  a  jury,  it  is  too  late  for  him  to  say  that  the  title  is  defect- 
ive. 

The  plaintiff's  possession  of  part  of  the  land  flowed  is,  by  construction,  held  to  be  posses- 
sion of  the  whole,  and  sufficient  to  put  the  defendant  to  proof  of  justification.  Mims  v. 
Weathersbee,  2  Strobh.  184. 

A  mill  owner  below  has  no  right  so  to  raise  the  stream,  as  to  prevent  the  water  of  an 
owner  above  from  readily  flowing  away  from  his  mill,  and  thereby  obstruct  its  operation. 
Nor  is  it  any  justification  for  such  an  injury,  that  the  mill  above  obstructs  a  navigable  river, 
and  is,  therefore,  a  public  nuisance.  And  where  A  first  erects  a  dam  below,  of  an  adequate 
height  for  the  common  state  of  the  water,  and  B  then  builds  a  mill  above,  A  has  no  right  to 
raise  his  dam  by  means  of  flash  boards  to  a  level  with  the  bottom  of  the  wheel  of  B.  But 
if  A  owns  on  one  side  of  the  stream,  and  B  on  the  otlier,  and  also  on  both  sides  below,  and 
the  former  runs  a  dam  wholly  across,  B  may  rightfully  raise  the  water  below.  Aldred's 
case,  9  Rep.  59;  1  B.  &  A.  258;  Butz  v.  Ihrie,  1  Rawle,  218  ;  Sl>erwood  v.  Burr.  4  Day, 
244;  Stilda  v.  Hooker,  7  Cow.  266;  Heplairn  v.  McDowell,  17  S.  &  R.  383;  Sumner  v. 
Tiloston,  7  Pick.  198  ;  Gilman  v.  Tilton,  5  N.  H.  232  ;  Hodges  v.  Raymond,  9  Mass.  316; 
Wright  v.  Howard,  1  Sim.  &  Stu.  203  ;  9  Eng.  Law  Jour.  66. 

As  the  mere  diversion  of  the  water  by  an  owner  above  is  an  injury  to  tlie  owner  below, 
tliougli  the  latter  has  not  actually  used  it  for  mill  purposes;  so,  also,  the  causing  of  back 
water,  or  increasing  the  quantity  of  water  on  his  land,  is  an  injury  to  an  owner  above, 
although  he  has  erected  no  mill,  and  suffers  no  actual  damage.  Merritt  v.  Parker,  1  Coxe, 
460  ;   Pastorius  v.  Fisher,  1  Rawle,  27. 

(h)  Upon  a  similar  principle,  when  a  drain  is  made  to  discharge  itself  upon  private  land, 
without  the  owner's  con.«ent,  and  he  has  not  acquiesced  for  twenty  years,  lie  is  not  liable  to 
an  action  at  law,  nor  to  the  process  ])rescribed  by  the  mill  act,  for  rnising  a  mill-dam  on  his 
land,  and  thereby  obstructing  the  drain  and  flowing  the  cellira  connected  with  it.  Cotton 
T.  Pocasset,  &c.,  13  MeL  429. 
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4.  It  is  uo  less  an  actionable  injury  to  flow,  or  otherwise  injure, 
land  below,  than  land  above ;  as,  for  instance,  to  detain  the  water 
unreasonably,  and  then  discharge  it,  in  such  quantity,  and  with  such 
force,  as  to  damage  the  bank  belovv.(l)  One  tenant  in  common  has  no 
right,  by  means  of  a  claim  upon  land  belonging  to  him  alone,  to  flow 
the  land  owned  in  common,  without  consent  of  the  others.  They  have 
the  same  rights  and  remedies,  as  if  they  were  sole  owners. (2) 

5.  The  right  to  flow  land  by  back  water  is  an  incorporeal  hcredita- 
ment,(a)  and  may  be  acquired  by  grant,  the  terms  of  which  will  be  the 
measure  of  the  right.(6)  It  may  also  be  reserved  in  a  sale  of  the  land, 
and  extinguished  by  unity  of  possession. (3) 

6.  Where,  by  virtue  of  an  early,  unlimited  grant,  land  has  been 
long  flowed  to  a  certain  extent,  this  extent  will  be  held  the  measure 
of  the  right,  and  cannot  lawfully  be  exceeded. (4) 

7.  Where  the  grant  is  such  as  to  require  an  election  by  the  grantee, 
in  order  to  vest  an  interest ;  this  must  be  made  in  the  life  of  the 
parties. 

8.  A  granted  to  B  a  mill,  with  the  ground  and  stream  belonging  to 
it,  and  also  liberty  to  erect  another  mill  in  any  other  place  on  the 
stream  with  the  same  privileges.  A  subsequently  conveys  to  C  land 
on  the  same  river.  B  having  died,  without  electing  another  mill 
site ;  held,  although  he  in  his  life  might  have  done  it,  and  thereby 
gained  the  right  of  flowing  C's  land,  B's  heirs  or  assigns  could  not  do 
it  after  his  death. (5) 

9.  One  cannot  justify  the  flowing  of  land,  in  an  action  for  a  private 
nuisance,  under  license  from  the  town  in  which  the  land  lies.(6) 

iO.  The  proprietors  of  a  township  voted  to  give  lands  and  money  to 
an}'  one  who  would  build  and  maintain  mills  upon  certain  land.  A 
complied  with  these  terms  ;  and  his  mills  flowed  the  lands  of  individual 
proprietors,  owned  in  severalty  at  the  time  of  the  vote.  Held,  the  vote 
was  no  justification  of  such  flowing,  though  more  than  forty  years  had 
expired  since  the  mills  were  built,  and  no  damages  had  been  claimed. (7) 

11.  Where  the  owner  of  a  mill  and  dam,  and  of  land  flowed  thereby, 
sells  the  former,  with  all  privileges  and  appurtenances ;  the  grantee 
has  a  right  to  flow  the  land  by  raising  the  usual  head  of  water.(8) 


(4)  1  Swift's  Sys.  86. 

(5)  Vandenburgh  v.  Van  Bergen,  13  John. 
212. 

(6)  Nichols  V.  Pixly,  1  Root,  129. 


(1)  Merritt  v.  Brinkerhoff,  17  John.  306; 
Williams  v.  Morl.ind,  2  B.  &  C.  910;  Shaw 
V.  Cummiskey,  7  Pick.  76. 

(2)  Great  Falls,  &c.  v.  Worcester,  15  N.  H. 
412.  ;      (7)  Stevens  f.  Morse,  5  Greenl.  26, 

(3)  Pearson  v.  Tenny,  3  Dane,  14 ;  Thomp- !       (8)  Hathorn  v.  Stin.son,  1  Fairf.  224. 
son  V.  Gregory,  4  John.  81;  Hazard  v.  Rob-  j 

inson,  3  Mas.  272.  1 

(a)  So,  a  right  granted  to  convey  water  through  land  of  the  grantor,  by  a  race  to  the  mill 
of  the  grantee,  is  an  incorporeal  hereditament.  And  for  an  injury  to  such  right,  trespass 
will  not  lie.     Baer  v.  Martin,  8  Blackf.  317. 

(6)  It  is  an  easement,  which  may  be  attached  by  the  grantee  to  his  lands  as  an  incidence 
or  appurtenance.     Morgan  v.  Mason,  20  Ohio,  401. 

When  the  water  is  taken  from  such  dam  to  the  lands  of  the  grantee  by  means  of  a  race, 
and  a  mill  built  thereon,  a  judgment  subsequently  rendered  against  the  grantee  attaches  as 
a  lien,  not  only  upon  the  land,  but  also  upon  the  easement,  which  has  become  a  part  tliereof, 
and  a  sale  of  the  land  with  the  mill,  under  such  judgment,  carries  with  it  the  full  benefit  of 
the  easement,  also.     lb. 

So,  although  the  description  of  the  land  in  the  levy  is  by  metes  and  bounds,  and  the  ease- 
ment not  expressly  described  or  alluded  to,  in  such  levy  ;  upon  the  principle,  that  it  attaches 
to  the  land  and  mill,  as  part  thereof.    lb. 
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12.  A  was  owner  of  one  mill  above,  and  another  below,  a  bridge ; 
and  conveyed  the  latter  to  B,  with  a  right  "to  make  and  maintain  a 
dam,  to  accommodate"  such  mill,  of  a  certain  height.  B  repaired  and 
rebuilt,  with  some  alteration,  an  old  dam,  which  satisfied  these  terms; 
ami  aCterwards  built  another  dam  below  the  bridge,  of  the  same  height, 
which  threw  more  water  into  his  pond,  and  injured  the  other  mill. 
Held,  B  had  a  right  to  maintain  only  one  dam,  and  not  to  erect  a  new 
one.(l) 

13.  A  conveyed  to  B  a  meadow,  with  a  covenant  that  he  might  use 
the  surplus  water  after  supplying  a  mill;  which  mill  A  afterwards  con- 
veyed to  C,  with  notice  of  the  prior  sale.  C  obstructed  the  water-course, 
apparently  for  the  purpose  of  compelUng  B  to  convey  the  meadow  to 
him.  In  "an  action  by  B,  the  court  recommended  that  C  should  secure 
the  enjoyment  of  the  water-course  to  B  by  deed,  which  C  refused.  B's 
counsel  then  filed  a  writing,  binding  him  to  release  the  damages  upon 
receiving  such  deed.  The  jury,  being  so  advised,  returned  a  verdict 
for  the  value  of  the  meadow. (2) 

18  a.  Where  a  patent  for  laud,  upon  which  stood  a  mill  and_  dam, 
whereby  adjoining  public  lands  were  overflowed,  was  issued  in  the 
usual  form,  it  was  held,  that  the  right  to  overflow  such  adjoining  lands 
w\is  not  annexed  to  the  grant,  as  an  appurtenance,  by  any  natural  or 
legal  necessity. (3) 

14.  A  and'B,  being  joint  tenants  of  land,  and  a  grist-mill  and  dam 
thereupon,  in  1788  made  partition,  A  taking  one-third  and  B  two- 
thirds.  In  1791,  B  built  a  saw-mill  on  his  own  land,  which  was  sup- 
plied from  the  grist-mill  pond  by  a  trough  in  the  dam.  By  means  of 
the  dam  of  B's  mill,  A's  land  was  flowed,  and,  in  1797,  the  question 
was  lelt  to  referees,  who  awarded-  that  the  dam  should  remain  as  it 
was,  and  if,  in  a  common  season,  it  flowed  A's  land  more  than  at  the 
time  of  partition,  B  should  pay  damages.  A  and  B  expressly  agreed 
in  writing  to  abide  by  the  award.  In  1807,  B  quit-claimed  to  xV  all 
his  interest  in  the  gristmill,  with  its  privileges;  but  he  afterwards 
kept  up  the  dam,  and  thereby  overflowed  A's  land.  In  an  action  for 
this  injury,  held,  B  had  no  right  thus  to  use  the  water  for  the  purpose 
of  carrying  his  saw-mill. (-1) 

15.  A,  owning  on  one  side  of  a  stream,  granted  to  B,  the  opposite 
owner,  a  right  to  build  and  keep  up  a  dam  across  the  streain,  about 
sixty  rods  below  A's  mills.  The  darn  was  built  more  than  sixty  rods 
below,  and  afterwards,  without  any  objection  by  A,  was  removed 
higher  up,  but  still  not  within  the  specified  distance.  Held,  such  re- 
moval should  be  presumed  to  be  within  the  intent  of  the  parties.(5) 

10.  Where  a  deed  contains  an  exception  of  a  mill  site,  the  grantor 
retains  not  a  mere  easement  but  the  soil  itself,  and  the  right  of  neces- 
sary flowaf^e ;  both  as  against  the  grantee,  and  all  claiming  under 
hirii.(6) 

17.  A,  B  and  C  owned  land  upon  which  was  a  null,  carried  by 
placing  a  dam  across  a  brook,  with  all  the  land  covered  by  the  water 
of  the  pond  thus  raised.  The  mill  and  dam  having  existed  more  than 
thirty  years,  partition  was  made  by  mutual  releases,  assigning  the  mill 

(1)  Baker  v.  Sanderson,  3  Pick.  348.  i      (4)  Watroua  v.  Watroup,  3  Conn.  373. 

(2)  4  Dall.  147.  (5)  Boynton  v.  Rees,  8  Pick.  329. 

(3)  \Vilcoxoa  v.  McGbee,  12  111.  381.  I     (G)  Jackson  v.  Vermilyea,  (i  Cow.  677. 
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to  A,  and  a  part  of  tbe  land  covered  by  the  mill  pond  to  B,  with  the 
words — "brook  to  remain  lor  the  use  of  the  mills,  as  heretofore,  for- 
ever." Held,  A  had  the  right  of  flowing  the  land  of  B,  as  far  as  it  had 
been  usually  flowed  by  previous  dams,  and  not  merely  the  right  to  use 
the  water  for  his  mill.  The  volume  of  the  brook  having  been  for 
many  years  artificially  increased,  for  the  use  of  the  mills,  the  words 
above  quoted  meant,  that  it  was  so  to  remain  forever.  The  soil  passed 
to  B,  A  reserving  a  right  to  cover  a  portion  of  it  with  water.  Or,  if 
the  provision  could  not  operate  as  a  reservation,  B  might  be  considered 
as  estopped  by  the  acceptance  of  his  deed  to  demand  damages,  or  as 
having  given  A  a  license  to  flow.  The  brook  was  not  to  remain  as  it 
was  at  the  time  of  partition,  when  the  dam  was  depressed  by  decay  or 
otherwise,  but  the  latter  might  be  put  into  its  original  and  finished 
state.(r) 

18.  We  have  already  considered  (ch.  70)  the  subject  of  an  adverse 
right  to  a  watercourse,  acquired  by  prescription,  or  the  use  of  it  for 
twenty  years.  The  general  rule  upon  the  subject  is  of  course  applica- 
ble to  the  raising  of  a  stream  beyond  its  natural  height,  and  thereby 
injuring  an  owner  above,  either  by  flowage  or  otherwise. 

19.  Although  the  height,  to  which  an  owner  below  may  raise  the 
water,  must  be  measured  by  the  use  ;  it  is  held  that  the  time  for  which 
he  may  keep  it  up  is  not  thus  limited. (2) 

20.  Where  the  land  of  one  adjoining  owner  has  been  so  situated,  as 
not  to  be  injuriously  affected  by  the  artificial  flow  of  the  water  caused 
by  another;  no  presumption  of  a  grant  arises,  and  no  prescriptive  title 
is  acquired,  by  a  use  for  twenty  years. 

2L.  A,  an  owner  upon  a  stream,  diverted  the  water  b}^  a  chainiel, 
through  the  banks  of  which  the  water  percolated,  and  passed  into 
the  soil  of  B.  B  afterwards  erected  a  house,  the  foundation  of  which 
being  sunk  below  the  soil,  tlie  water  became  injurious.  Held,  A  could 
no  longer  justify  filling  his  channel. (8) 

22.  A  owning  a  mill  below,  and  B  a  mill  above,  A  was  accustomed, 
when  the  water  was  low,  to  raise  his  dam  by  flash  boards;  but,  within 
twent}'  years  from  the  erection  of  B's  mill,  had  been  often  ordered,  and 
always  consented,  to  take  them  down,  never  claiming,  and  even  ex- 
pressly disclaiming,  the  right  to  maintain  them  to  the  injury  of  B, 
Held,  these  facts  were  suf&cient  to  repel  any  prescriptive  claim  on  the 
part  of  A.(4) 

'23.  Where  the  grantor  of  a  mill  reserves  a  privilege  in  his  deed,  it 
will  not  be  lost  b}^  mere  lapse  of  time,  without  some  default,  negli- 
gence or  acquiescence  on  his  part.  Thus,  a  right  reserved  to  raise  the 
water  of  a  dam,  to  be  built  upon  the  grantor's  land,  not  injuring  the 
mill  granted,  may  be  exercised  thirty  years  after  the  grant. (5)  (See 
ch.  60,  sees.  8,  k) 

2-x.  It  has  been  held,  in  England,  that  the  incumbent  of  a  church  is 
not  bound  by  the  existence  for  twenty  years,  during  the  time  of  his 
predecessor,  of  a  headstock,  whereby  the  church  lands  are  flowed  ;  for 
he  would  not  be  bound  by  the  grant  of  his  predecessor.     The  facts, 


(1)  Vickerie  v.  Buswell,  1  Shepl  289. 

(2)  Alder  v.  SaviU,  5  Taun.  454 ;  Stiles  -;. 
Hooker,  7  Cow.  266;  Russell  v.  Scott,  9 
Cow.  279. 


(3)  Cooper  v.  Barber,  3  Taun.  99. 

(4)  Sumner  v.  Tileston,  7  Piok.  198. 

(5)  Butz  V.  Ihrie,  1  Rawle,  218. 
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however,  are  evidence  of  an  ancient  grant,  unless  the  commencement  of 
the  erection  is  shown. (1) 

25.  Where  one  liable  to  damages  for  flowing  land  acquires  a  title  to 
such  land,  the  right  to  recover  damages  is  extinguisJied,  and  cannot  be 
renewed  by  a  subsequent  severance  of  the  unity  of  title. (2) 


CHAPTER    LXXII. 

WATER-COURSES,  ETC.     STATUTORY  PROVISIONS. 


1.  General  remarks. 

2.  Statutes  in  New  England. 
24:.  In  the  Middle  States. 


In  the  Southern  States. 
Ill  the  Western  States. 


1.  In  most  of  the  States,  the  subject  of  mills  is  regulated  by  statutes. 
These  chiefly  relate  to  Jiowaye,  whicb  was  considered  in  the  last  cliapter. 
Their  general  purport  is,  to  authorize  the  erection  of  dams,  which  over- 
flow adjoining  lands.  The  practice  of  conferring  such  authority  origi- 
nated, in  Massachusetts,  at  an  early  period,  (1713,)  when  land  was  of 
little  value,  and  grist  aud  saw  mills  were  much  wanted.  It  is  said,  that 
so  great  importance  was  then  attached  to  mills,  for  the  supply  of  food 
and  of  building  materials,  that  mill  sites  were  sometimes  appropriated 
from  common  lands  by  vote  of  the  proprietors,  and  often  exempted 
from  taxation.  They  were  treated  as  public  easements,  and  as  of  com- 
mon convenience  and  necessity.  However  justifiable,  in  early  times, 
upon  this  ground,  was  the  appropriation  of  private  property,  or  its 
subjection  to  injury,  without  consent  of  the  owner;  it  has  been  con- 
tended, that  the  statutes  in  C[uestion  are  now  an  unjustifiable  inter- 
ference with  individual  rights.  Mr.  Angell  remarks,  that  those  whose 
opinions  are  entitled  to  the  highest  respect  have  questioned  the  consti- 
tutionality of  the  statutes  of  5[assachusetts  and  Khode  Island,  which 
authorize  A  to  overflow  the  land  of  B,  though  the  damages  are  to  be 
estimated  by  a  jury,  and  compensation  afforded  accordingly.  The 
ground  Avhich  he  suggests  is,  that  although  manufacturing  establish- 
ments, for  whofe  encouragement  these  provisions  are  made,  are  a  pub- 
lic benefit;  vet  the  constitution,  in  allowing  private  property  to  be  ta- 
ken for  public  uses,  contemplates  those  uses  only  which  are  direct  and 
immediate,  such  as  roads,  canals,  &;c.  Judge  Parker  thought,  that  the 
Massachusetts  Statute  was  incautiously  copied  from  the  ancient  colo- 
nial and  provincial  acts,  which  were  passed  when  the  use  of  mills,  from 
the  scarcity  of  thera,  bore  a  much  greater  value,  compared  to  the  land 
used  for  the  purposes  of  agriculture,  than  at  prescnt.(8) 

2.  In  ^rassachusetts,(4)  any  person  may  erect  and  maintain  a  mill  and 
adam  upon  and  across  a  stream  not  navigable,  upon  certain  conditions. 
No  dam  shall  be  erected,  to  the  injury  of  any  lawful  mill  above  or  below, 


(1)  Wall  V.  Nixon,  3  Smith,  316. 

(2)  Haihorn  v.  Stinson,   1  Fairf.  224. 

(3)  Amcr.   Jurist,  2,  30;  Ang.  on  W.  C. 
118 ;  (3  Dane,  17  ;)  Ang.  on  W.  C.  39,  n.  3d 


ed. ;  Stowell  v.  riagir,  11  Mass.  368;  Fitch 
V.  Stevens,  4  Met.  428. 

(4)  Mass.  Rev.  St.  67G-82  ;  St.  1840,  168  ; 
1841,   190. 
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or  of  any  mill  site,  on  which  a  mill  or  dam  has  been  lawfully  built  and 
used,  unless  the  right  to  a  mill  there  has  been  abandoned  or  otherwise 
lost.(o)  Any  person,  whose  land  has  been  overflowed,  or  injured,  by 
means  of  a  dam,  within  three  years,  may  obtain  compensation  therefor 
by  a  prescribed  form  of  complaint.  Persons  thus  injured,  whether 
owning-  their  lands  jointly  or  separately,  may  join  as  parties  in  one  com- 
plaint.(6)  A  trial  is  first  had  upon  the  pleadings,  as  in  other  actions, 
an.],  if  tlie  issue  is  decided  for  the  complaiuant,(c)  or,  in  case  of  default, 
the  court  issue  a  warrant  for  a  jury  to  estimate  the  damages.  In 
making  such  estimate,  they  are  to  regard  the  injury  done  to  otlier  land 
of  the  party,  as  well  as  that  overflowed,  and  also  any  benefit  which  he 
derives  from  the  flowing.  The  complainant  has  judgment  and  execu- 
tion for  the  damages  assessed.  Where  the  complaint  alleges,  that  the 
dam  is  raised  higher,  or  kept  closed  longer,  than  it  ought  to  be ;  the 
verdict  shall  pass  upon  these  points.  The  jury  shall  assess  the  future 
annual  damage  to  be  caused  by  the  dam,  and  also  a  sum  in  gross  for 
the  whole  injury;  which  last  the  complainant,  within  three  months, 
may  elect  upon  record  to  receive,  and  which,  within  three  months  from 
such  election,  the  respondent  shall  pay,  in  order  to  avail  himself  of  the 
provisions  of  the  act.  The  damages  shall  be  a  lien  upon  the  mill  and 
dam,  with  their  appurtenances,  and  the  land  under  and  adjoining  the 
same,  and  used  therewith,  from  the  filing  of  the  complaint,  for  any 
sum  due  within  three  years  previous.  An  action  of  assumpsit  or  debt 
lies  against  the  owner  or  ocfcupant  of  the  mill  for  the  time  being,  to  re- 
cover the  damages  for  not  more  than  three years.(c/)     The  execution,  if 

(a)  By  a  late  act,  (1841,  184,)  tio  mill-dam  shall  be  ererted  or  raised  to  tho  injury  of  a 
mill-site  on  the  same  stream,  which  has  been  occupied  by  the  owner,  if  the  latter, within  rea- 
sonal)le  time  after  commencing  his  occupation,  complete  or  put  in  operation  a  mill,  for  which 
the  water  is  applied.  By  Sts.  1849,  517,  the  erection  or  maintaining  of  a  dam,  within  or 
without  tlie  State,  whereby  the  party  knowingly  causes  a  river,  &c.,  to  be  raised,  so  as  to 
flow  upon  or  injure  a  mill  belonging  to  a  citizen,  without  right,  is  made  a  misdemeanor. 
But  not  where  the  courts  have  jurisdiction  to  abate  such  dam. 

By  Sts.  1854,  52,  county  commissioners  may  order  dams  dangerous  to  property  to  be  al- 
tered or  repaired,  and  may  remove  the  dam  of  an  owner  not  complying  with  such  order,  or 
alter  it  at  his  expense. 

(b)  Where  several  complaints,  by  different  complainants,  are  pending  at  the  same  time, 
it  is  the  duty  of  the  court  to  cause  all  the  complaints  to  be  considered  and  determined  by 
the  same  jury.  The  more  correct  and  proper  course,  in  such  a  case,  is  to  issue  only  one  war- 
rant, reciting  the  several  cases;  but,  if  separate  warrants  are  issued,  the  sheriff  should  re- 
gard them  as  a  joint  warrant,  and  cause  the  several  cases  to  be  tried  together  by  the  same 
jury.     Richardson  v.  Ourtis,  2  Gush    341. 

(c)  All  matters,  which  may  be  pleaded  in  bar  of  the  complaint,  are  conclusively  settled 
aganist  tho  respondent,  by  a  verdict  for  the  complainant,  on  an  issue  tried  at  the  bar 
of  the  court;  and  the  respondent  cannot  give  any  of  those  matters  in  evidence  to  a  sheriff's 
jur_v,  empanelled  to  appraise  the  damage.     Charles  v.  Potter,   10  Met.  37. 

i'he  question,  whether  a  complainant  has  sustained  damage,  cannot  be  tried  by  a  jury  at 
the  bar  of  the  court,  but  is  open  to  the  sheriff's  jury,  who  view  the  land.     lb. 

If  the  owner  sells  and  conveys  the  land,  before  he  has  proceeded  against  the  mill  owner, 
he  mav  afterwards  maintain  a  complaint,  and  have  a  jury  to  assess  the  damages.  Walker 
V.  Oxford,  &c.,  10  Met.  203. 

After  a  verdict  for  annual  damages,  allowed  and  recorded,  the  action  lies,  although  the 
mill  and  dam  are  destroyed ;  provided  the  owner  has  not  abandoned  his  mill  privilege.  ¥nl- 
ler  V.  Frencli,   10  Met.  359. 

{d)  See  Fitch  v.  Stevens,  4  Met.  436;  Hunt  v.  Whitney,  lb.  603.  This  remedy  is  not 
cumidaUve,  but  is  substituted  for,  and  takes  away  the  common  law  remedy  by  an  action  of 
debt  on  the  judgment.  It  can  only  be  brought  against  the  owner  or  occupant  of  the  mill, 
and  the  declaration  must  so  allege.     Leland  v.   Woodbury,  4  Cush.  245. 

A  mortgagee,  who  enters  and  causes  a  tenant  in  possession  under  a  parol  lease  from  the 

Vol.  JI.  9 


230  ■WATER-COURSES,  ETC.  [CHAP.  LXXII. 

not  Otherwise  satisfied,  may  be  levied  upon  the  premises,  which  shall 
be  subject  to  redemption  \vithin  a  year,  on  payment  of  the  purchase- 
money,  with  12  per  cent,  interest.  No  action  at  common  law  shall  be 
brought  for  the  erection,  &c.,  of  a  mill  or  dam.  If  either  party  is  dis- 
satisfied with  the  annual  compensation,  a  new  complaint,  after  one 
month  from  the  flilling  due  of  the  last  annual  payment,  may  be 
brought  to  alter  it,  or  to  assess  a  gross  amount — the  latter  only  after 
the  lapse  of  ten  years,  if  the  coniplainant  did  not  before  elect  gross 
damages.  Within  the  month,  the  owner  of  the  d;im,  &c.,  may  tender, 
in  writing,  to  the  owner  of  the  land,  an  increased  compensation;  or  the 
latter  may,  in  writing,  offer  to  receive  a  reduced  compensation  ;  and  if 
the  latter,  upon  a  complaint  filed  bv  him,  fail  to  recover  more  than  the 
amount  ollered,  or  if  the  former,  upon  a  complaint  filed  by  him,  fail  to 
reduce  the  sum  below  the  amount  oftered  ;  in  either  case,  the  complain- 
ant recovers  no  costs,  but  the  respondent  recovers  costs.  The  ofi'er  may 
be  made  to  the  tenant  of  the  mill,  &c.,  or  of  the  land ;  but  no  agree- 
ment, founded  thereon,  shall  bind  the  owner,  unless  he  assent  to  it. 
An  agreement  between  the  parties,  if  a  memorandum  of  it  be  recorded 
in  the  clerk's  oftice,  shall  fix  the  future  damages,  like  a  judgment.  A 
verdict  against  a  complainant  is  no  bar  to  new  complaint  for  subse- 
quent daniagvs.  The  respondent  may  tender  a  sum  in  court,  with  the 
same  effect  upon  the  respective  rights  of  the  parties,  as  in  ordinary 
cases  of  tender.  If  accepted,  the  sum  tendered  shall  be  the  measure  of 
future  damages. 

o.  In  the  same  State,(l)  where  u  mill,  or  the  dam  and  the  appurte- 
nances thereof,  owned  by  several  persons,  require  repairing  or  rebuilding, 
a  majority  in  interest  of  the  proprietors,  after  all  of  them  have  been 
summoned  to  attend  a  meeting  for  this  object,  may  re})air  or  re- 
build;  and  they  shall  have  a  lien  upon  the  profits  of  the  mill,  as  well 
as  a  personal  claim,  against  the  other  owners,  for  their  share  of  the  ex- 
penses. If  any  share  is  owned  for  life  or  for  years,  the  expense  is  ap- 
portioned uj>on  the  particular  tenant,  and  the  reversioner,  &c.,  accord- 
ing to  i\\ii  value  of  their  interest:  and  the  profits  may  be  retained 
against  the  latter  when  he  comes  into  possession,  notwithstanding  any 
1  miitation  by  the  lapse  of  time.  A  mortgagee  is  considered  as  an  owner ; 
but  the  mortgagor  is  also  liable,  lor  all  that  is  not  recovered  froni  the 
former,  if  an'^acdon  be  brought  before  foreclosure.  A  tenant  in  tail  is 
regarded  as  a  tenant  in  fee-simple.  One  owner  may  recover  from  an- 
other in  assumpsit ;  and,  if  more  than  one  are  indebted,  a  bill  in  equity 
lies,  in  which  all  equitable  apportionments  shall  be  made.  These  pro- 
visions shall  not  affect  any  express  contract.(a) 

(I)  Mass.  Rev.  Stat.  682-4. 

mortgagor,  to  attorn,  is  an  occupant,  although  he  does  not  enter  for  the  purpose  of  fore- 
closing.    Abl.ot  V.  Upham,  13  Met.  172. 

So,  a  mortgn^reo  of  a  mill,  niill-dnm  and  privilege,  who  has  taken  and  kept  possession  for 
condition  broki-n.     Fuller  v.  French,   10  Met.  359. 

(a)  The  owners  ol  liilferent  mills  upm  one  stream  having  agreed  to  pay  the  several  sums 
subscribed  by  them  to  raise  a  reservoir  for  their  mills;  held,  they  tliereby  became  liable  to 
eac'.i  other  to  contribute  to  the  expcnsts  necessarily  incident  thereto,  including  damaKes 
thereby  caused  by  flovvnge;  and,  though  one  of  the  owners  conveyed  his  right  in  his  mill 
and  in'llic  reservoir,  before  judgment  against  the  owners  of  the  reservoir,  by  a  land  owner, 
for  gross  damages;  yet  he  was  liable  to  the  oUier  owuers^for  his  proportion  of  such  dama- 
ges, according  to  his  interest  in  the  reservoir  at  the  time  of  subscription.  Dodge  v.  "Wilkia- 
sod',  3  Met.  292. 
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-1.  The  toll  for  grinding  sliall  not  exceed  one-sixteenth  of  the 
grain.(l) 

5.  Several  decisions  have  been  made,  in  construction  of  statutory 
provisions,  substantially  conformable  to  those  above  stated. 

6.  It  was  held,  (and  tliis  principle  is  now  incorporated  into  the  sta- 
tute,) that  the  riglit  of  flowage  could  not  be  exercised  to  the  iujury  of  a 
prior  mill-site,  not  absolutely  abandoned. (2) 

7.  The  statute  does  not  provide  for  acquiring  a  property  in  the  land 
of  another  ;  but  merely  super-adds  the  right  of  flowing  land,  upon  com- 
pensation, by  those  who  have  legally  obtained  a  right  to  build  the 
mill.(3) 

8.  It  has  been  held,  (and  this  is  now  also  expressly  provided,)  that 
the  statutory  remedy  has  the  effect  to  take  away  the  right  of  bringing 
a  common  law  action,  except  in  the  case  where  the  owner  of  the  dam 
fails  to  give  security  for  the  damages,  as  required  by  the  act,  (a  provi- 
sion now  superseded  by  the  original  lien  acquired  on  filing  the  com- 
plaint,) or  where  he  flows  at  a  season  which  the  verdict  declares  to  be 
unsuitable.  This  construction  is  not  open  to  the  objection  of  unconsti- 
tutionality, in  depriving  the  citizen  of  a  remedy  for  a  wrong  actually 
done  him  ;   because  it  merely  substitutes  one  process  for  another.(l:) 

9.  It  has  been  further  held,  that  a  recovery  in  a  common  law  action 
is  no  bar  to  a  complaint  for  subsequent  flowage  by  the  same  dam.  So 
a  judgment,  upon  complaint,  that  the  complainant  has  suffered  no  dam- 
age, is  predicated  upon  the  state  of  things  at  the  time,  and  does  not  bar 
a  subsequent  process.  Otherwise,  where  some  damages  are  recovered; 
in  which  case  no  other  complaint  lies,  except  for  an  increase  or  reduc- 
tion of  damages,  according  to  the  statute,  and  one  founded  upon  the 
prior  j  udgment.(5) 

10.  Where  the  water  is  raised  higher,  or  kept  up  longer,  than  the 
verdict  authorizes,  an  action  at  common  law  may  be  brought.  But  if, 
after  the  height  of  a  dam  and  the  time  of  flowing  had  been  fixed  by  a 
judgment,  the  mill  owner  should  erect  new  mills,  or  introduce  new 
machinery,  requiring  a  greater  head  of  water ;  he  would  probably  be 
authorized  to  raise  his  dam  to  the  necessary  height ;  and  the  remedy 
would  be  a  new  complaint  under  the  statute.  For  the  merits  of  such 
a  case  could  not  have  been  before  considered  ;  and  the  parties  ought 
not  to  be  bound  by  the  verdict.(6) 

11.  Complaint  for  flowing  land  ten  years.  Plea,  that  the  complain- 
ant ought  not  to  have  a  jur}^  to  estimate  the  damages  for  a  part  of  the 
time,  because  until  a  certain  day  he  was  neither  owner  nor  occupant  of 
the  mill  or  dam.     Held,  a  bad  plea.(7) 

12.  It  was  decided  (and  is  now  enacted)  that  the  jury  may  take  into 
consideration  any  benefit  derived  from  the  flowing  by  the  complain- 
ant.(8) 

13.  A  verdict,  that  the  flowing  shall  not  be  higher  than  has  been 
usual  heretofore,  or  the  dam  not  raised  above  its  present  height,  is  suf- 


(1)  Mass.  Rev.  St.  684. 

(2)  Hatch  V.  Dwight,  17  Mass.  296. 

(3)  Cook  V.  Steams,  11  lb.  539. 

(4)  Stowell  V.  Flagg,  11  Mass.  364 ;  Com. 
V.  Ellis.  lb.  464. 


(5)  Staple  V.  Spring,  10  Mass.   72;   Vau- 
dousen  v.  Comstock,  9,  203. 

(6)  Johnson  V.  Kittredge,  17  Mass.  76. 

(7)  Holmes  v.  Drew,  7  Pick.  141. 

(8)  Avery  v.  Yan  Deusen,  5  Pick.  182. 
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ficiently  certain,  because,  although  requiring  to  be  aided  by  parol  proof, 
the  facts  are  of  a  nature  to  be  generally  notorious.(l) 

14.  The  statute  above  referred  to  does  not  authorize  the  overflowing 
of  a  highway.  It  did  not  contemplate  any  conflict  between  the  pro- 
prietors of  mills,  and  those  who  might  represent  and  manage  other  pub- 
lic interests.  Its  object  was,  to  prevent  a  multiplicity  of  suits  by  indi- 
viduals. But,  as  no  provision  is  made  for  indemnity  to  the  public,  no 
encroachment  on  the  public  rights  was  intended  to  be  sanctioned.(2) 
(See  sec.  18.) 

15.  It  has  been  held,  (and  is  now  substantially  enacted,)  that  whether 
or  not  a  lower  pi'oprietor  upon  a  stream  ma}'  raise  a  dam,  so  as  to  ob- 
literate and  submerge  a  fall  above,  and  thereby  'prevent  the  erection  of 
a  mill ;  yet,  when  the  upper  proprietor  has  actually  built  or  is  building 
a  mill,  a  lower  proprietor  cannot,  without  a  right  accjuired,  by  grant, 
prescription,  or  actual  use,  erect  a  new  dam  or  raise  an  old  one,  so  as 
to  destroy  the  upj^er  mill  privilege,  simply  under  a  liability  to  pay 
damages,  pursuant  to  the  flowing  acts.(3) 

16.  The  statute  in  question  applies  only  to  natural  streams,  but  does 
not  justif)'  the  flowing  of  another  person's  lands  by  a  canal  or  artificial 
stream.  It  was  designed  to  provide  for  the  case,  where  the  absolute  right 
of  each  proprietor  to  use  his  own  land  and  water  privileges  at  pleasure 
cannot  be  fully  enjoyed,  and  one  must  of  necessity  in  some  degree  yield 
to  the  other.  Hence,  where  a  sluice  and  gate,  through  which  the  water 
was  drawn,  which  flooded  the  plaintiff's  meadow,  were  not  placed  upon 
any  natural  stream,  but  upon  a  canal  or  artificial  cut,  by  which  the 
water  flowed  through  the  meadow  where  it  did  not  flow  before ;  the 
plaintiff  was  held  entitled  to  bring  an  action  at  common  law.  Nor  does 
a  contract,  by  which  the  plaintiff  authorized  the  defendant  to  make  such 
canal,  put  it  upon  the  footing  of  a  natural  stream,  so  as  to  bring  it  with- 
in the  statute.(4) 

17.  The  provisions  of  the  Eevised  Statutes  do  not  apply,  where  one 
merely  erects  a  dam  across  a  stream  running  through  his  land,  unless 
he  also  erects,  or  intends  forthwith  to  erect,  a  mill,  in  connection  with 
such  dam.  And  for  any  injury  thereby  caused,  he  is  liable  to  an  action 
at  common  law.(5)(fl) 


(1)  Com.  V.  Ellis,  11  Mass.  462. 

(2)  Com.  V.  Stevens,  10  Pick.  247. 

(3)  Bigelow  V.  Newell,  10  Pick.  348. 


(4)  Fiske  i-.  Framingliam,  &c,  12  Pitk.  68. 

(5)  Fitch  V.  Stevens,  4  Met.  426. 


(a)  Several  recent  cases  have  occurred,  upon  the  question  whether  a  complaint  or  an  ac- 
tion is  the  proper  remedy. 

riie  verdict  of  a  sheriff's  jury  having  restricted  a  mill  owner  from  keeping  up  his  dam  and 
flowing  the  land  above  certain  months  in  the  year,  he  is  liable  to  the  land  owner,  in  an  ac- 
tion at  common  law,  for  flowing  the  land  during  those  months;  although  he  causes  such 
flowing  through  a  canal  cut  by  him,  by  the  side  of  the  stream,  afier  the  verdict,  instead  of 
causing  the  water  to  flow  back  in  the  natural  stream,  as  it  flowed  before  the  verdict :  though 
the  flowing  was  not  occasioned  by  the  particular  structure,  whicli  created  the  obstruction  at  . 
the  time  of  the  trial  by  the  sheriff's  jury,  and  which  tlie  juryiiad  in  view  in  giving  their  ver- 
dict, but  a  different  one;  though  the  new  channel,  dug  by  the  defendant,  was  of  greater  ca- 
pacity, and  would  carry  off  the  water  more  freely  and  fully  from  the  plaintiff's  land,  than  the 
old  channel,  and  was  kept  open  during  the  mouths  specified  in  the  verdict;  and  though 
since  the  verdict  the  defendant  had  added  a  large  amount  of  machinery  to  his  mills.  Hill  v. 
Sayles,  4  Cush.  540;   12  Met.  142. 

If  a  mill  owner  erects  a  dam  across  the  outlet  of  a  pond  which  flows  into  the  stream  on 
which  his  mill  stands,  in  order  to  create  a  reservoir  for  his  mill;  the  owner  of  land  flowed 
by  means  of  the  dam  cannot  maintain  an  action  at  common  law  therefor,  but  must  proceed 
under  the  mill  act.     Shaw  v.  Wells,  6  Cush.  537. 
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18.  In  Maine,  the  statutorv  provisions  as  to  flowing  are  substantially 
the  same  with  those  m  Massachusetts,  with  the  fol!owiug_  exceptions. 
The  only  trial  seems  to  be,  as  in  ordinary  cases,  by  a  jury  m  court,  and 
not  by  a  new  jury  out  of  court,  after  a  preliminary  hearing  upon  the 
pleadings.  The  respondent  may  be  required  to  give  security,  upon  the 
filing  of  the  complaint,  for  the  damages;  otherwise,  he  is  liable  to  a  suit 
at  common  law.  The  statutory  remedy  does  not  he  for  a  towii  against 
one  who  has  flowed  a  town  road.  The  only  remedy  is  a  special  action 
on  the  case.  (See  sec.  14.)  It  seems,  it  does  not  lie  for  one  who  has 
only  a  private  easement  in  the  land,  or  for  a  tenant  for  }'ears.(l)(a) 

(1)  1  Smitli,  194;  Rev.  St.  560-1-2.  See  >  411;  Preble  i;.  Reed,  6,  169:  Seidensparger 
Clement  v.  Durgin,  5  Greenl.  9;  Axtell  v.\v.  Spear,  5,  123;  Calais  v.  Dyer,  1  Greenl. 
Coombs,  4,  322;    Jones   v.    Pierce,  4   Shepl.  '  155. 


It  seems,  when  a  cellar  is  flowed  by  water  which  is  set  back  tlirough  the  drain  therefrom, 
by  the  raising  of  a  mill-dam,  the  remedj',  if  any,  of  the  owner  of  the  cellar,  is  under  the  mill 
act,  (Rev.  Sts.  c.  116,)  and  not  l)y  action  at  comiuon  ]a.w.  Cotton  v.  Pocasset,  &c.,  13  Met.  429. 

The  remedy  for  a  town,  against  a  mill  owner  who  overflows  a  road,  which  the  town  is 
by  law  obliged  to  repair,  and  does  repair,  is  by  an  action  on  the  case,  and  not  by  a  com- 
plaint; and,  in  such  action,  the  town  is  entitled  to  recover  the  expense  incurred  in  repairing 
the  road,  with  interest  from  demand,  but  not  the  costs  of  an  indictment  against  the  town. 
Andover  v.  Sutton,  12  Met.  182. 

A  mill  owner  placed  a  dam  across  the  outlet  of  a  pond,  and  thereby  caused  the  water  to 
overflow  a  road  near  the  bank.  The  town,  obliged  by  law  to  repair  the  road,  repaired  it, 
and  caused  a  bank-wall  to  be  built  upon  the  shore  of  the  pond,  out  of  the  line  of  the  road, 
to  stop  llie  washing  away  of  tlie  bank,  and  to  protect  the  road  against  the  action  of  the 
•water,  which,  would  otherwise  have  soon  reached  the  boundary  of  the  road.  Held,  in  an 
action  by  the  town  against  the  mill  owner,  to  recover  the  expense  of  repairing  the  road,  the 
expense  of  building  the  wall  might  be  recovered.     lb. 

The  following  are  the  most  recent  miscellaneous  decisions  upon  this  subject  in  Massachu- 
setts. 

The  parties  to  a  complaint  having  agreed  upon  the  appointment  of  surveyors,  who  were 
appointed  accordingly  by  the  court,  to  make  surveys  and  experiments,  to  be  used  on  the 
trial;  and  having  also  agreed,  that  the  result,  and  the  testimony  of  the  surveyors,  as  to  the 
effect  of  the  dam  and  flash-boards  of  the  respondent,  should  be  the  only  evidence,  to  be  used 
on  the  trial,  upon  that  question  in  the  case,  unless  fraud  or  mistake  could  be  sliown  on  the 
part  of  the  surveyors;  it  seems,  the  only  evidence,  admissible  to  show  such  mistake,  is  that 
whicii  relates  to  some  error  in  the  compass,  or  in  figures,  or  in  computation,  or  to  .some  other 
like  error,  and  not  evidence  going  over  the  surveys  and  experiments,  with  a  view  to  detect 
mistakes  in  the  results.     Richardson  v.  Curtis,  2  Cush.  341. 

It  seems,  the  laws  of  Massachu.setts  respecting  flowage  do  not  apply  to  the  case  of  ma- 
chinery, used  by  the  United  States  for  public  purposes,  in  a  place  over  which  jurisdiction 
haa  been  ceded  to  the  United  States ;  so  as  to  autliorize  a  mill  owner  to  flow  b;\ck.  in  a  way 
to  impair  in  any  degree  the  use  of  tiie  machinery.     United  Slates  v.  Ames,  1  W.  &  M.  76. 

It  seems,  also,  that  those  statutes  were  not  intended  to  authorize  the  flowage  back  upon 
public  lands  of  the  United  States.     lb. 

(a)  A  complaint  for  flowage  must  allege  an  erection  by  the  defendant  on  his  own  or  an- 
other's land,  by  consent,  and  necessary  to  raise  ahead  of  water,  whereby  tlie  land  was  flowed. 
Farrington  v.  Blish.  2  Shepl.  423. 

la  a  complaint  by  one  for  flowing  land  claimed  to  be  his,  the  title  is  to  be  considered  in 
the  complainant,  if  the  defendant  does  not  controvert  it.     Benson  v.  Soule,  32  Maine,  3'.). 

Damages  nii-y  be  recovered  for  an  injury  to  a  mill  lawfully  existing,  occasioned  by  the 
erection  of  any  dam,  if  the  right  to  maintain  such  mill  lias  not  been  lost  or  defeated.  Thomas 
v.  Hill,  31  Maine,  252. 

A  judgment  for  yearly  damages  is  a  charge  upon  the  estate  on  which  the  mills  stand,  and 
binds  a  subsequent  owner  and  occupier  of  the  mill.     Knapp  v.  Clark,  30  Maine,  244. 

Tlie  verdict  of  the  jury  may  include  compensation  for  injury  done  to  the  complainant's 
fences,  and  for  the  annual  expense  of  maintaining  fences  for  the  future.  Jones  v.  Phillips, 
30  Maine,  455. 

In  Maine,  in  an  action  to  recover  the  plaintiff's  share  of  the  rents  and  profits  received  by 
the  defendant  from  a  grist-mill,  in  which  the  parties  and  a  third  person  were  co-tenants,  it  is 
no  defence  to  the  whole  or  part  of  the  claim,  that  the  defendant  has  incurred  expenses  in  re- 
pairing the  mill,  unless  the  repairs  have  been  made  in  coaformitv  with  c.  86  of  the  Rev. 
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19.  The  statute  in  IMaine,  with  regard  to  the  repair  of  mills,  is  also 
sub.stantially  the  same  as  in  Massachusetts;  with  the  further  provision 
of  12  per  cent,  additional  interest  after  six  months  from  the  making  of 
the  repairs.  The  party  in  possession  is  deemed  proprietor  of  the  mill, 
and  a  claim  is  given  him  against  other  parties  in  interest.  The  same 
provision  as  in  Massachusetts  as  to  tolls.il) 

20.  In  New  Hampshire,  the  toll  for  grinding  \q  fi:^e A  at  I-IG  ;  for 
bolting^  1-64.  Where  a  mill,  dam,  or  flume,  is  out  of  repair,  one  of  sev- 
eral owners  may  make  application  to  the  selectmen  of  the  town,  who 
shall  proceed  to  examine  the  premises,  after  notifying  the  other  owners 
or  occupants.  After  the  examination,  they  shall  also  notify  them  to  re- 
pair their  portion  of  the  mill,  &;c. ;  and  it  they  fail  to  do  so,  the  party 
making  application  may  proceed  to  do  it,  and  recover  the  value  ap- 
praised by  the  selectmen,  from  the  occupant,  lessor  or  freeholder,  if  he 
is  benefited  by  the  repairs.  The  same  provision  applies,  where  a  dam 
or  flumes  are  owned  in  severalty,  and  a  water  privilege  jointly.  Parties 
having  a  qualified  interest,  as,  e,  g.,  a  mortgagor  or  wife,  may  contribute 
to  the  expenses,  and  shall  have  a  lien  on  the  property  therefor.  No 
decree  shall  be  passed  to  rebuild  a  mill,  &c.,  Avithout  consent  of  half  the 
owners.  The  law  gives  a  lien  upon  the  property,  but  it  does  not  im- 
pair the  effect  of  any  special  contract.(2)(a) 

21.  In  Ehode  Island,  the  provisions  in  relation  to  flowage  are  similar 
to  those  in  Massachusetts.  The  court,  upon  application,  issue  a  war- 
rant, in  the  first  instance,  for  a  jury  to  view  the  premises;  and  their 
verdict  for  the  yearly  damages,  being  returned  and  recorded,  shall  be 
a  bar  to  any  action,  except  an  action  of  debt  for  the  yearly  damages 
assessed. (6)  If  joint  owners  of  a  mill  have  a  controversy  respecting  it, 
and  in  consequence  it  has  gone  to  ruin,  one  of  them  may,  in  presence 
of  two  freeholders,  demand  of  the  others  to  aid  in  repairing  it,  and,  upon 
their  refusal,  may  apply  to  the  court,  who  may  license  the  applicant  to 
repair  and  use  the  mill,  on  condition  of  paying  to  the  others  such  yearly 
rent  as  they  may  agree  upon.     If  they  do  not  agree,  the  parties  not 

(1)  1  Smith,  19S-200.  I      (2)  N.  H.  L.  ISG-T  ;  Rev.  St.  352-3  ;  Bel- 

I  lows  V.  Dewey.  9  N.  H.  278. 

Sts.  As  that  statute  (sec.  1)  prescribes  no  time,  within  which  notice  of  a  meeting  of  the 
mil!  owners  must  be  delivered  to  an  owner,  or  left  at  his  abode;  it  must  be  done  in  a  rea- 
sonable time.  Tt  is  suificient  to  show,  that  at  such  meeting  the  owners  in  interest  of  one- 
liaU'tlie  mill  determined  to  repair  it.  The  statute  does  not  require  the  choice  of  officers,  and 
the  action  of  the  meeting  need  not  be  evidenced  by  any  record  or  written  evidence.  In 
such  action,  the  other  tenant  in  common  is  a  competent  witness  for  tlie  defendant,  to  prove 
the  proceedings  at  such  meeting.  No  owner  can  be  charged  against  his  consent  for  repairs 
not  necessary  to  make  the  property  serviceable,  nor  is  the  decision  of  the  meeting,  as  to 
what  is  necessary,  conclusive.  Eut  if,  pursuing  the  statute,  a  part  owner  has  gone  beyond 
that  limit,  his  lien  on  the  mill  for  repairs  to  that  extent  is  good,  and  he  will  be  lial)le  to  his 
co-tennnts  only  for  the  surplus  of  the  prcOts  in  his  liands,  after  reimbursing  himself.  Buck 
V.  Spofford,  31  Maine,  34. 

To  establish  the  right  of  flowage,  the  defendant  must  show  that  the  flowage  continued 
twenty  years,  except  during  the  rebuilding  or  repair  of  the  dam,  and  was  at  least  as  high  as 
in  the  three  years  next  preceding  the  filing  of  the  complaint;  that  such  damage  was  every 
year  done  the  coniplain;int  as  he  would  have  a  remedy  for  by  law;  and  that  he  knew,  or 
liad  the  means  of  knowing,  of  the  flowtige.     Wood  v.  ICelley,  30  Maine,  47. 

(a)  If  one  owner  calls  upon  anotlier  to  repair,  and  he  fails  to  do  so,  the  former  cannot 
erect  a  new  and  different  mill,  and  require  the  latter  to  contribute  to  the  expense.  Bellows 
V.  Dewey,  9  N.  H.  278. 

{f>)  Whether,  under  this  act,  a  dam  may  bo  raised  to  the  injury  of  a  prior  privilege  or  dam 
above;   qu.  ?     Mann  v.  Wilkinson,  2  Sumn.  273. 
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re[)airin,2:  may  apply  for  a  jury  to  assess  the  rent.  Such  parties  may 
also  re-enter,  iu  case  of  repairs  as  aforesaid,  upon  paying  their  share, 
unless  agreed  to  the  contrary.  In  the  same  State,  every  dam  shall  have 
a  waste-gate,  sufficient  to  vent  as  much  water  as  naturally  runs  in  the 
river,  from  June  26  to  October  26;  and,  after  the  water  has  risen  three 
feet  perpendicular,  on  the  flumes  which  convey  the  water  to  the  water- 
wheel,  the  gate  shall  be  kept  open  from  6  A.  M.  to  9  P.  M.,  if  desired 
by  any  mill  owner,  within  one  mile  below  ;  except  when  the  upper 
mill  is  goimr,  at  which  time  the  gate  may  be  shut  No  greater  toll  shall 
be  taken  than  1-16,  under  a  penalty,  and  a  liability  to  private  damages, 
unless  there  is  a  particular  contract,  ilillers  shall  grind  well,  and  in 
turn.  A  complaint  for  flowage  does  not  abate  by  the  death  of  a  party. 
If  abated  for  informality,  one  year  is  allowed  for  a  new  process.(l) 

22.  In  Connecticut,  the  toll  of  millers  is  fixed  at  three  quarts  for  a 
bushel  of  Indian  corn;  for  other  grain,  two;  except  malt,  which  is  one. 
For  bolting,  one  pint  to  the  bushel  In  tiie  same  State,  the  obstruction 
or  diversion  of  a  stream,  to  the  prejudice  of  any  person,  without  leave 
of  the  town,  where  the  town  has  power  to  grant  it,  is  a  common  nui- 
sance ;  but  the  nuisance  cannot  be  abated  but  by  legal  authority.  The 
act  does  not  apply  to  a  dam  by  which  no  private  damage  is  caused,  nor 
where  there  has  iaeen  a  user  for  fifteen  years.  Any  attempt  to  obstruct 
or  divert  the  Coanecticut  river  is  a  nuisance;  but  this  is  not  to  affect 
any  vested  right  of  wharfing,  or  the  right  to  secure  the  lands  of  pro- 
prietors adjoining  a  river.(2) 

23.  In  Vermont,  millers  are  required  to  grind  well.  The  tol^  are 
fixed  at  1-16,  and  1-64,  in  addition,  for  bolting.  For  malted  grain, 
1-32.  These  provisions  do  not  appl}^,  where  the  grain  is  to  be  used  for 
distilling  .(^^^ 

21.  in  Maryland,  the  toll  for  Indian  corn,  or  rye,  is  1-8.  By  an  old 
statute,  said  to  be  now  in  force  only  in  the  counties  of  St.  Mary's,  Cal- 
vert, Charles  and  Dorchester,  where  a  mill  is  built  upon  any  branch  or 
run,  where  the  road  crosses,  with  a  dam,  the  latter  shall  be  made  twelve 
feet  wide  at  the  top,  and  a  bridge  over  the  ivaste  and  race.  If  a  mill 
obstructs  the  road,  and  the  court  think  it  advisable  that  the  road  pass 
below  the  dam,  or  if  a  road  already  pass  below  such  dam,  the  owner  of 
the  mill,  &o.,  shall  make  a  causeway  across  the  branch,  12  feet  wide, 
and  a  bridge  over  the  tail  of  the  mill.  Where  a  road  passes  a  mill- 
dam,  the  latter  shall  be  fenced.  The  owner  of  any  mill,  &c.,  within 
500  yards  of  a  railroad,  may  apply  for  the  laying  out  of  a  public  or 
private  road,  or  a  railroad. (4) 

25.  In  Pennsylvania,  the  owner  of  land  upon  any  navigable_ stream, 
declared  by  law  a  public  highway,  except  the  Delaware,  Lehigh  and 
Schuvlkill  rivers,  may  erect  a  mill  or  other  water  works,  and  use  the 
v/ater  therefor,  not  obstructing  navigation  or  the  passage  of  fish,  under 
a  heavy  penalty,  and  not  injuring  the  owner  of  any  private  property 
upon  the  stream.  A  summary  process  is  provided,  for  compensation 
to  any  person  who  is  obstructed  by  a  dam  in  navigating  any  sort  of 
vessel. (5) 

26.  In  Delaware,  tolls  are  fixed  at  1-10  for  wheat,  rye,  Indian  corn, 

(1)  R.  I.  L.  374-5-6-7;  St.  1840,  1099.      I      (4)  Md.  L.  1816,  ch.  76;  lb.  1753,  cii.   16 

(2)  Con.  St.  412;   lb.  417-18.  and  n.;  lb.  1834,  ch.  64;    1836,  ch.  255. 
13)  Vt,  L.  476;  lb.  183  2,  23.                         I      (5)  Purd.  Dig.  645-6. 
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buckwheat,  and  malt,  in  Newcastle  county  ;  in  Kent  and  Sussex,  1-10 
for  wheat  and  malt,  1-8  for  corn,  rje,  and  buckwheat.  Where  a  mill 
owner  is  injured  by  any  mill-race,  dam  or  pond,  he  may  present  a  pe- 
tition to  the  court,  who  shall  appoint  a  jury  to  view  the  premises  and 
assess  damages,  for  v;hich  execution  shall  issue,  or,  if  the  jury  are  of 
of  opinion  that  the  work  ouglit  to  be  removed,  the  court  shall  so  order. 
Application  must  be  made  within  six  years  from  the  damage  incurred, 
or  one  year,  in  case  of  disability,  from  its  removal.  Where  a  mill 
owner  wilfully  or  accidentally  discharges  from  his  dam  an  unusual 
quantity  of  water,  he  shall  as  soon  as  possible  give  notice  to  the  owner 
or  occupant  of  a  mill  next  below. (1)  Where  a  road  is  injured  by  the 
erection  of  a  mill,  race,  &c.,  the  owner  must  repair  it.  Where  there 
is  a  race  or  water-course  through  the  road,  or  a  dam  over  which  it 
passes,  or  a  pond,  the  owner  shall  make  a  bridge  or  way,  twelve  feet 
wide,  and  fence  it;  unless  the  road  is  laid  out  subsequently  to  the  erec- 
tion of  the  mill.  He  shall  also  take  measures  to  conceal  the  wheel  from 
the  road.  Any  expenses,  incurred  by  a  tenant  in  these  particulars,  he 
may  deduct  from  the  rent.  Where  one  mill  is  injured  by  another  below, 
the  damage  shall  be  assessed  by  a  sheriff's  jury.  If  the  owner  of  an 
upper  mill  discharge  an  unusual  quantity  of  water  without  notice,  he 
may  be  liable  to  double  damages  occasioned  thereby. (2)(a) 

27.  In  New  Jersey,  similar  provisions  to  those  of  the  last  statute 
cited  in  Delaware  are  adopted. (8)  The  tolls  are  1-10  of  grain,  includ- 
ing belting,  and  of  malt,  one  quart  from  a  bushel.(4) 

28^  In  North  Carolina,  every  water  grist-mill  or  wind-mill,  ^vhich 
grinds  for  toll,  is  &.  j)Mic  mill.  Where  a  person  owning  land  upon 
onl}'  one  side  of  a  run  wishes  to  erect  such  mill,  he  may  petition  the 
county  court,  who  shall  notify  the  opposite  owner,  and  cause  to  be  laid 
off  an  acre  of  land  on  each  side,  by  commissioners,  whose  report,  con- 
taining their  opinion  upon  the  subject,  shall  be  recorded.  If  it  can  be 
done  without  taking  away  houses,  orchards,  gardens,  or  other  imme- 
diate conveniences,  the  petitioner  may  have  leave  to  erect  a  mill,  pay- 
ing the  valuation  money  for  the  acre  of  land,  and  procuring  a  record 
thereof,  which  shall  give  him  a  title  in  fee-simple.  Where  a  grist-mill 
has  been  erected  by  order  of  court,  the  court  shall  not  grant  any  part 
of  the  tract  on  which  it  stands  for  another  mill,  within  two  miles  of  the 
former.  Nor  shall  a  mill  be  authorized,  which  will  overflow  another 
mill,  or  create  a  nuisance  to  the  neigborhood.  Unless  the  person 
authorized  to  build  a  mill  begin  it  within  one  year,  and  complete  it 
within  three  years,  and  keep  it  for  public  use,  or  unless  the  time  be 
enlarged  by  the  court,  the  land  reverts  to  the  former  owner,  or  his  re- 
presentative. If  a  water  mill,  owned  by  a  person  under  disability,  be 
let  fall,  burnt  or  destroyed,  three  years  after  removal  thereof  are  allowed 
for  rebuilding.     Millers  shall  grind  well,  if  the  water  permit,  and  ac- 

(1)  Del.  L.  402-1-5-G.  1      (3)  1  N.  J.  L.  622-3. 

(2)  Del.  L.  46G-7;  Rev.  Sts.   178,  180.        \      (4)  lb.  446. 


(a)  Tlie  act  of  1773,  in  Del.Tware,  for  tlie  encouragement  of  mill  owners,  and  giving  them 
a  summary  remedy  for  d.images  occasioned  by  the  erection  of  other  dams,  lias  reference  to 
the  location  of  new  mill  seats,  and  does  not  apply  to  a  change  in  the  construction  of  dams 
already  erected.     Garrett  v.  Bailey,  4  Barring.  197. 
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cording  to  turn,  and  take  for  toll  only  1-8  of  Indian  corn  and  wheat, 
and  1-14  for  chopping  grain,  under  penalties.  Any  person,  injured  by 
the  erection  of  a  mill,  may  petition  the  court,  who  shall  order  a  jury  to 
inquire  as  to  the  amount  of  damage  sustained.  The  jury  shall  meet 
on  the  premises,  and  give  in  their  verdict  for  an  annual  compensation 
to  the  petitioner,  which  shall  be  binding  for  five  years,  unless  the  water 
should  be  raised,  or  the  damage  otherwise  increased.  If  the  d:image 
is  as  high  as  $20,  he  may  sue  in  common  form,  and  the  verdict  on 
petition°shall  then  be  binding  only  for  the  preceding  year's  damage.(a) 
If  the  verdict  is  in  favor  of  the  petitioner,  execution  issues  for  one 
year's  damages,  and  a  new  execution  may  be  had  each  successive  year 
for  five  years.(l) 

29.  In  the  same  State,  every  owner  of  a  water-mill  upon  the  high- 
way shall  keep  in  order  all  bridges  attached  to  his  dam,  over  which 
the"  road  runs,  unless  the  road  was  laid  off  after  the  mill  was  built,  and 
not  on  his  application. (2) 

30.  In  South  Carolina,  every  person,  who  keeps  water  during  the 
winter  upon  grounds  on  which  rice  is  planted  in  the  following  spring, 
shall,  on  the  tenth  day  of  March,  open  the  dams  by  which  the  water 
is  kept  up,  so  as  to  let  it  off.  If  he  fliil  to  do  so,  any  person  injured 
may  apply  to  a  magistrate  for  a  warrant  of  survey,  to  be  issued  to 
three  freeholders,  who,  if  they  are  of  opinion  that  the  obstruction  will 
prevent  a  seasonable  planting  of  the  crop,  may  cause  it  to  be  imme- 
diately opened  or  removed.  But  this  shall  not  be  done,  where  drains 
have  been  made,  through  whicb  the  water  will  flow  off  as  speedily  as 
it  would  by  the  natural  course,  if  unobstructed.  Any  person,  between 
March  10  and  November  1,  ensuing,  may  thus  apply  for  a  warrant  of 
survey,  on  any  obstructions  which  impede  the  conveying  off  any  sur- 
plus water  on  his  or  her  rice  grounds,  and  which  by  remaining  thereon 
may  prove  injurious,  or  shall  at  any  time  make  or  keep  up  a  dam,  by 
which  the  lands  of  another  are  flowed  to  his  injury;  in  either  case  the 
magistrate  and  freeholders  may  proceed  as  above  provided. (Z>)  Where 
a  dam  is  made  for  the  purpose  of  forming  a  reservoir,  it  shall  be  pro- 

(1)  IN.  C.  Rev.  St.  420-4.     (See  2   Dev.  I      (2)  lb.  543-200.     See  Bridges  v.   Purcell, 
Eq.  38  ;  Mumford  v.  Terry,  2  Car.  425  ;   Pur- 1  1  Ired.  232.     . 
cell  V.   M'Callum,  1  Dev.  &  Bat.    221;  Gillet 
V.  Jones,  lb.  339.)  ' 

(a)  A  party  is  not  bound  to  wait  for  a  year  after  an  injury,  before  he  can  institute  his  pro- 
ceedings.    Cockran  v.  "Wood,  6  Iredell,  194. 

Damages  are  first  to  be  sought  by  petition  for  annual  damages,  to  the  county  or  Superior 
Court,  before  an  action  on  th(/case  will  lie.     King  v.  Shuford,  10  Ired.  100. 

Possession  of  the  flowed  premises  is  sufficient  to  support  the  petition.  Pace  v.  Pre -man, 
10  Ired.  103. 

It  is  not  necessary  that  a  copy  of  the  petition  should  be  served  on  the  defendant  Ten 
days'  notice,  in  writiug.  of  an  intention  to  file  it,  is  sufficient.     Cox  v.  Buie,  12  Ired.  139. 

Under  the  act  of  1809,  the  owner  of  land  flowed  has  a  right  of  action,  only  after  the 
damage  has  been  ascertained  by  a  jury  to  be  equal  to  $20  a  year,  and  the  verdict  so  obtained 
is  good  for  five  years,  but  no  longer,  without  a  new  ascertainment  of  damages.  Gilliam  v. 
Canaday,  11  Ired.  106.  " 

The  verdict  and  judgment  are  conclusive  as  to  the  assessment  of  ilamages,  up  to  the  time 
when  such  judgment  was  rendered.     Beatty  v  Conner,  12  Ired.  341. 

An  application  .^br  relief  from  damages,  assessed  for  a  period  subsequent  to  the  judgment, 
can  only  be  heard,  if  the  dam  is  taken  away  or  lowered.  The  washing  out  of  the  channel,  and 
other  eau.ses  of  a  similar  kind,  furnish  no  reason  for  abating  the  damages.     lb. 

(6)  This  section  of  the  statute  is  obscure  ;  but  I  have  given  the  words  of  it  substantially. 
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vided  with  a  sufficient  waste-way^  and  so  made  as  to  sustain  the  weight 
of  water  against  it.  The  same  process  is  provided  for  the  exanaination 
of  dams  in  this  particular,  which  has  already  been  referred  to  in  case  of 
the  flowing  of  rice  grounds  (l)(a) 

81.  In  Virginia,  where  a  person  owns  lands  on  one  side  of  a  stream, 
the  bed  of  which  belongs  to  him  or  to  the  State,  or  on  one  side  of  a 
stream,  the  centre  of  which  divides  his  land  from  another's,  but  does 
not  own  in  fee  the  opposite  lands,  and  desires  to  build  a  water  grist- 
mill or  other  machine  or  engine  of  public  utility,  and  to  abut  a  dam 
upon  the  opposite  shore ;  he  may  obtain  from  tiie  court  a  writ  ad  quod 
damnum^  upon  which  a  jury  shall  be  summoned  to  view  the  premises. 
The  jury  proceed  to  locate  and  circumscribe,  and  to  appraise,  an  acre 
of  land  ;  also  to  ap|)raise  the  damage  which  will  arise  from  overflow- 
ing the  lands  of  others;  to  inquire  whether  any  mansion-house,  &c., 
(as  in  sec.  28,)  will  be  flowed,  or  fish  and  navigation  obstructed  ;  how 
such  obstruction  m-Aj  be  prevented  ;  and  Avhether  the  health  of  the 
neighbors  will  be  injured.  Upon  return  of  the  inquest,  a  summons  to 
show  cause  issues  to  all  parties  interested.  The  same  course  is  provi- 
ded, where  one  owns  on  both  sides  ;  or  where,  owning  on  one  side,  the 
bed  of  the  stream  belonging  to  the  State,  he  wishes  to  erect  a  mill,  &c., 
or  abut  a  dam  upon  a  rock  or  island  therein,  or  otherwise  to  extend  a 
dam  only  in  part  across.  Where  none  of  the  injuries  above  named  are 
likely  to  ensue,  the  court  may  authorize  the  erection  of  the  mill,  &c., 
providing  against  the  obstruction  of  fish,  navigation,  and  the  crossing 
of  the  stream.  Upon  payment  of  the  damages,  and  the  value  of  the 
land,  the  applicant  acquires  a  title  to  the  latter,  subject,  however,  to 
revest  in  the  former  owner,  if  he  does  not  begin  tu  build,  or  in  case  of 
its  destruction  to  rebuild,  the  mill  in  one  year,  and  to  complete  it  in 
three  years.  In  case  of  disability,  three  years  are  allowed  from  its  re- 
moval. The  rights  of  reversioners,  &c.,  are  also  saved.  Where  a  ten 
ant  for  life,  or  for  3-ears,  of  a  mill,  &c.,  (except  those  erected  by  him- 
self,) which  becomes  destroyed  or  unfit  for  use,  fails  to  repair  it  in  the 
tinae  above  specified  ;  the  reversioner,  &c.,  may  enter  and  repair,  and 
hold  it  for  his  own  use,  within  three  years  of  such  neglect  of  the  par- 
ticular tenant,  or  from  the  removal  of  any  disabilit}*.  An  owner  may 
obtain  authority  to  rai&e  his  dam,  by  suing  out  a  second  writ  ad  quad 
damnum,  to  appraise  the  additional  damage.  An  inquest  is  no  bar  to 
a  public  prosecution,  or  private  action,  for  any  injury  not  actually  fore- 
seen and  estimated.  No  toll  shall  be  taken  for  grinding  at  any  mill 
(built  since  1^19)  unless  established  according  to  law,  by  order  of  court. 
Millers  shall  well,  and  in  turn,  grind  grain  brought  by  any  persons  for 
the  usual  consumption  of  themselves  and  their  families;  taking  for  toll 
1-8  of  that  ground  into  meal,  and  1-16  of  that  ground  into  homin}-  or 
malt.  Every  owner  or  occupant  of  a  mill  may  grind,  at  wny  time,  his 
own  grain;  and  no  one  shall  be  obliged  to  run  more  than  one  |)air  of 

(I)  3  Brev.  Dig.  115-16-17. 

{a)  Wlienever  a  party  obstructs  the  passage  of  water  wliieli  wouM  naturally  flow  through 
his  land,  so  as  to  cause  it  to  overflow  the  land  of  another,  he  is  liable  to  have  his  dum  cut, 
or  to  pay  a  penalty,  or  to  suircr  both,  as  the  case  may  be,  unless  he  aflbrds  a  sufficient 
drain,  or  drains,  tarough  his  own  land,  to  carry  oO'  the  water  passing  through,  in  as  expe- 
ditious a  manner  as  it  would  have  passed  through  the  natural  course  or  channel.  Bris- 
bane V.  O'Neall,  3  Strobh.  348. 
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stones.  Where  a  road  passes  over  any  dam,  the  owner  or  occupant 
shall  keep  the  dam  in  repair,  twelve  feet  wide  at  the  top,  and  a  bridge 
of  the  same  width,  with  rails,  over  the  pier-head,  flood-gates,  or  any 
vv'aste  cut  through  or  round  the  dam,  and  over  any  race  or  canal  lead- 
ing to  or  from  the  mill  or  pond,  over  which  a  road  passes.(l) 

82.  When  leave  is  granted  to  cut  a  canal  through  the  lands  of  an- 
other person,  the  court  may  impose  such  conditions  as  it  shall  think 
proper,  and  shall  reserve  leave  to  the  owner  of  the  land  to  erect  fencing 
and  bridges  and  water-gates,  not  obstructing  the  passage  of  water  to  the 
mill,  &c.  And  the  party  making  the  canat  shall  acquire  a  title  in  fee, 
subject  to  these  reservations.-  But  this  act  is  not  to  impair  the  public 
right  of  navigation.(2)(a) 

"33.  In  Kentucky,  the  provisions  of  the  Virginia  Kevised  Code  are 
re-enacted.  The}'  extend  to  any  kind  of  water-works.  Where  a  mill 
is  applied  for,  any  one  liable  to  injury  may  become  a  party  respondent. 
The  bed  of  the  stream  must  belong  either  to  the  applicant  or  the  com- 
mon  wealth. (3) 

34.  In  Mississippi,  also,  the  provisions  of  the  Revised  Code  of  Virgi- 
nia seem  to  be,  for  the  most  part,  literally  copied.  It  is,  however,  pro- 
vided, that  no  person  shall  take  toll  for  grinding  at  a  mill  not  established 
by  court,  unless  the  lands  on  which  the  mill  stands,  and  which  the  dam 
renders  unfit  for  cultivation,  belong  on  both  sides  to  the  builder.  Also, 
that  the  toll  for  hominy  or  malt  shall  be  1-12.(4) 

35.  In  construction  of  the  Virginia  and  Kentucky  statutes,  it  is  held, 
that  the  execution  and  return  of  a  writ  ad  quod  damnum  divest  the  title 
to  the  land  from  the  former  owner,  and  vest  it  in  the  commonwealth. 


(1)  2  Vir.  Rev.  C.  225-302.    See  Code,  328. 

(2)  Vir  L.  1833-4,  96. 

(3)  2   Ky.  Rev.  L.    1212-19;  Wootten  v. 


Campbell.  1  Dana,  204.    See  Trabue  v  .Mack- 
lin,  4  B.  Monr.  409. 

(4)  Mississippi  Rev.  C.  336-41. 


(a)  Tliis  act  is  entitled  "  to  amend  an  act,  entitled  an  act  to  reduce  into  one  act  tlie  seve- 
ral acts  concerning  mills,"  &c.,  passed  Marcli  2,  1826.  The  act  of  182G,  I  have  unfortunate- 
ly been  unable  to  procure. 

On  an  application  for  leave  to  erect  a  mill  or  other  machine,  the  petitioner  must  show 
that  he  has  proceeded  in  the  mode  prescribed  by  law  to  suit  bis  particular  case.  "Whitworth 
V.  Puckett,  2  Graft.  528. 

If  the  party  applying  owns  the  land  on  only  one  side  of  the  stream,  the  proceeding 
should  be  under  the  1st,  2d,  and  3d  sections  of  the  act  (2  Rev.  Code,  c.  225;)  and  if  in  such 
case  he  proceeds  under  the  4th  section,  the  court  should  quash  the  writ  and  inquisition.    lb. 

If  it  appears  upon  the  hearin"^  of  the  case  before  the  court,  that  a  greater  quantity  of  the 
land  of  the  adjoining  proprietors  will  be  overflowed  than  the  jury  estimated,  the  inquisition 
should  be  quashed,  and  a  new  writ  directed  to  issue.     lb. 

Tiie  court  has  no  authority  to  increase  or  diminish  the  damsgea  to  the  adjoining  proprie- 
tors, assessed  by  the  jury.     lb. 

The  applicant  for  leave  to  build  a  mill  or  other  machine,  is  not  entitled  to  the  ownership 
of  tiie  land  overflowed  by  the  erection  of  the  dam,  upon  paying  the  damages  assessed  by 
the  jury.     lb. 

The  9th  section  of  the  act  passed  February  23,  1835,  respecting  the  upper  Appomatox 
Co.,  embraces  the  case  of  a  proprietor  whose  land  is  injured  by  the  erection  of  a  dam  across 
the  river,  where  no  writ  of  ad  quod  damnum  had  been  sued  out  by  the  company,  they  hav- 
ing aisveed  with  the  proprietors  of  tiie  lands  owning  the  abutments.  Nash  v.  Upper  Appom- 
atox Co.,  5  Gratt.  332. 

"Wiiciu  a  writ  of  ad  quod,  damnum  is  sued  out  by  the  proprietor  of  lands  injured 
by  tlie  erection  of  a  dam,  it  is  not  necessary,  either  in  the  writ  or  inquest,  that  the  land 
should  be  set  out  by  metes  and  bounds;  and  the  finding,  in  the  inquest,  that  the  proprietor's 
lands  had  been  injured  by  the  overflowing  of  the  waters  of  the  river,  produced  by  the  erec- 
tion of  the  dam,  and  that  damages  assessed  were  on  that  account,  is  sufficiently  specific.     lb. 

Wiiere  there  had  been  no  previous  writ  of  flrf  quod  damnum,  to  assess  the  damages;  held, 
the  writ  should  direct  the  jury  to  inquire  of  and  assess  the  damages  sustained  by  him,  gene- 
rally, and  not  limit  it  to  damages  which  had  not  been  foreseen,  estimated,  and  satisfied.     lb. 
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A  grant,  regularly  obtained,  to  erect  a  dam  and  mill,  vests  in  the  gran- 
tee so  much  of  the  public  right  to  the  stream,  as  is  necessary  to  the  full 
enjoyment  of  the  mill.  Upon  an  application  to  raise  a  dam,  only  the 
damages  thereby  caused  shall  be  inquired  into;  and  not  prior  damages, 
though  not  considered  by  the  original  jury.  Upon  such  application,  a 
new  inquest  is  necessary,  as  to  the  health  of  neighbors,  overflowing 
orchards,  &c.  The  inquest,  in  these  proceedings,  must  state  whether 
the  health  of  neighbors  will  be  endangered,  and  should  also  state 
whether  fish  will  be  obstructed.  If  it  states  the  former  -goml  prohahly^ 
this  is  conclusive  against  the  petition. (1) 

36.  In  Alabama,  every  water  grist-mill,  which  grinds  for  toll,  and 
every  steam  or  horse  toll-mill,  is  a  public  mill.  No  one  shall  erect  a 
mill,  to  overflow  another  mill,  or  create  a  nuisance  to  the  neighborhood. 
Where  one  owns  in  fee  on  both  sides  of  a  stream,  or  only  on  one  side  ;(a) 
or  where  he  has  lands  adjoining  others,  through  which  a  ditch  or  canal 
is  necessary  for  a  mill,  or  other  water-works,  upon  his  own  lands,  he 
may  apply  to  the.  clerk  of  the  county  court  for  a  writ  ad  quod  damnum, 
upon  which  seven  landholders  shall  be  summoned  to  view  the  land, 
and  lay  off  and  appraise  an  acre ;  to  examine  neighboring  lands  which 
may  be  overflowed,  and  estimate  the  damage,  and  inquire  whether  the 
mansion-house,  ofhces,  curtileges,  gardens,  or  orchards,  will  be  over- 
flowed, or  the  health  of  the  neiglibors  injured,  in  which  case  leave  will 
not  be  granted  to  build  a  mill;  and,  in  case  of  a  ditch  or  canal,  to  as- 
sess the  damage  to  the  land  owner.  After  this  inquest,  notice  to  show 
cause  is  given  to  the  proprietors  of  lands.  On  payment  of  the  value 
of  the  land  and  damages,  the  party  becomes  seized  of  the  acre  o(  hind, 
and  so  much  as  is  necessary  for  the  ditch  or  canal.  (The  same  provi- 
sions, as  to  the  time  of  building  or  rebuilding  the  mill,  as  in  Virginia 
and  ISTorth  Carolina,)  For  the  purpose  of  raising  a,  dam,  a  second  writ 
ad  quod  damnum  Vies.  Every  miller  shall  grind  well,  and  in  turn,  if 
possible,  for  the  toll  of  1-8,  He  may  at  any  time  grind  his  own 
grain,  (2) 

37.  In  Georgia,  a  miller  shall  well  grind  all  clean  and  dry  grain,  in 
turn,  as  far  as  five  bushels,  for  the  toll  of  1-8 — except  in  time  of 
drought,  or  for  other  good  reason  of  excuse.  lie  may  at  any  time 
grind  his  own  grain. (3) 

38.  In  Ohio,  the  Canal  Commissioners  are  authorized  to  sell  or  lease 
the  surplus  waters  connected  with  or  arising  from  any  public  canal ; 
such  sale  or  lease  not  to  interfere  with  individual  rights.  They  may 
also  dispose  of  any  surplus  lands  owned  by  the  State,  in  connection 
with  such  canals.  But  such  disposition  shall  always  contain  a  reserva- 
tion, or  condition,  that  the  State  may  resume  the  privilege  of  the  water, 
when  the  purposes  of  navigation  so  require.     And,  in  case  of  such  re- 

(1)   Att'y,  &c.  V.  Turpin,  3  Hen.  &  M.  548  ;,  3  Rand.  33  ;    1  Litt.  92  ;   2  Bibb.  2  ;   Wilkiu- 
Creiisliaw  v.  Slate,  &c.,  6   Rand.  245  ;   Eppes    son  v.  Mayo,  3  II.  &  Muii.  5(j5  ;  Coleman  v. 
V.  Cralle,   1  Munf.  258 ;  Know.sler  v.  Ward,  I  Moody,  4,  1  ;  4  Bibb,  4G4. 
Gilm.   127  ;   Mountjoy  v.  Oldham,  1  Marsh.  |      (2)  Aik.  Dig.  324-5 ;  Clay,  378.     See  Hen- 
535;   Aiilhoiiy  v.    Lawhornc,    1    Leigh,    4  ;  I  drick  t).  Johnson,  5  Tor.  208  ;   Rosser  v.  Ran- 
Mayo   V.   Turner,    1    Munf.  405.     See,  also,    dolph,   7,  233  ;  Macon  v.  Owen,  3  Alab.  (N. 
Young  V.    Price,    2   Munf.  534;   Dawson   v.    S.)  116. 
Moons,  4,  535  ;   Richards  v.  Iloome,  2  Wash.  I      (3)  Prince,  GIG. 
36  ;  Wroe  v.  Harris,  4b.  126;  Mead  v.  Hayues,  1 


(a)  It  has  been  held,  that  the  statute  does  not  afifect  one's  right  to  erect  a  mill  upon  [his 
own  land;  this  stands  as  at. common  law.     Rosser  v.  Randolph,  7  Por.  238. 
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sumption,  the  consideration,  or  rent,  or  a  proportional  part  thereof,  sliall 
be  refunded,  or  remitted.(l) 

S\).  In  Tennessee,  the  provisions  for  the  erection  of  mills  are  the 
same  as  in  North  Carolina.  The  tolls  are  of  1-6  of  Indian  corn,  and 
1-S  of  Avheat,  in  Edenton,  Newbern,  Wilmington  and  Ualifax  districts, 
and  1-8  of  both,  in  Hillsborough  and  Salisbury  ;  and  1-14  for  chop- 
ping. The  obstruction  of  navigation  is  also  prohibited.  Many  local 
acts  have  been  passed  for  the  encouragement  of  mills.(2) 

40.  In  Michigan,  the  general  proceedings,  in  case  of  flowage,  are  the 
same  as  in  Massachusetts.  Yearly  damages  are  assessed,  for  which 
security  may  be  required,  on  filing  the  complaint,  or  bringing  an  action 
of  debt  for  damages,  already  assessed.  The  jury  also  return  what  por- 
tion of  the  lands  ought  not  to  be  flowed.  Similar  provisions  are  also 
made  for  the  repair  of  mills  belonging  to  joint  owners.  The  tolls  for 
grinding,  in  wind,  water,  or  steam  mills,  are  1-10  of  grain,  ground  and 
bolted,  1-12  of  that  not  bolted,  and  1-8  of  corn.  In  mills  moved  by 
animal  power,  1-8,  when  the  miller  does  not  find  the  team,  or  1-4 
when  he  does  find  it.     Millers  shall  well  grind,  and  in  turn.(3) 

41.  In  Missouri,  all  grist-mills  which  grind  for  toll  are  public  mills. 
Water-mills  ai-e  required  to  grind  at  least  four  days  in  the  week,  well, 
and  in  turn.  But  the  owners  of  ox,  horse,  or  steam  mills,  may  always 
grind  their  own  grain.  The  tolls  are,  for  a  water  or  steam  mill,  1-8  ; 
a  horse  or  ox  mill,  1-5,  when  the  miller  finds  the  team;  when  he  does 
not,  1-8.  The  provisions  for  erecting  mills  are  substantially  the  same 
as  in  Virginia,  Kentucky,  &c.     So  also  in  Illinois.(4) 

42.  In  Indiana,  where  an  owner  on  one  or  both  sides  of  a  stream 
wishes  to  build  a  mill,  or  where  he  has  already  built  one,  and  a  neigh- 
boring owner  claims  damages  ;  either  may  have  a  writ  ad  quod  dam- 
nicm,  to  settle  the  amount  of  injury. (5)  The  proceedings  are  similar  to 
those  in  Virginia,  &cG.{a) 

45.  In  Arkansas,  one  who  wishes  to  erect  a  mill  makes  application 
to  the  court,  who  issue  a  writ  ad  quod  damnum,  for  inquiry  into  the 

(1)  Ohio  St.  378-80.  ,      (4)  Misao.  St.  404-S  ;  lllhi.  Rev.  L.  449. 

(2)  1  Scott,  219-20,  2,  518.  (5)  Ind.  Rev.  L.  65. 

(3)  Mieh.  L.  470-4.  I 

(a)  The  jury  are  bound  to  adjud.sre,  wliether  the  stagnation  of  the  water  will  injure  the 
health  of  the  neighborhood.     G-herkey  v.  Haine.",  4  Blacks  160. 

The  petition,  tlie  writ,  and  tlie  inquest,  or  at  least  the  latter,  should  name  all  the  pro- 
prietors of  lauds,  both  above  and  below  the  site  of  the  dam,  who  may  be  or  have  been  in 
any  way  injured  by  the  dam.     Honenstine  v.  Vaughan,  7  Blackf  520. 

If  an  assessment  of  damages  be  too  high  or  too  low,  the  circuit  court  may  set  it  aside,  and 
order  another  assessment.     Chapman  v.  Groves,  8  Blaekf.  308. 

On  such  writ,  issued  after  the  dum  was  built,  damages  were  assessed,  and  not  objected  to ; 
the  coiu-t  gave  judgment  on  the  assessment,  and  ordered  that,  on  payment  of  the  damages 
and  costs,  the  petitioner  should  "  have  leave  to  continue  his  dam,  and  to  flow  said  lands  as 
they  were  flowed  by  said  dam  at  ihe  time  of  said  inquest."  Held,  this  order  could  not  be 
complained  of  by  the  petitioner.     lb. 

An  assessment  of  damages  under  a  writ  of  ad  quod  damnum  may  be  objected  to  by  the 
defendant,  on  the  ground  that  tTie  damnges  are  insufficient ;  and  the  question  as  to  the  validity 
of  tiie  objection  will  be  for  the  court.     Peck  v.  Van  Rensselaer,  8  Blackf.  312. 

Such  writ  was  issued,  in  a  case  where  the  petitioner's  mill  dam,  previously  built,  caused 
land  of  the  defendant  to  be  overflowed.  The  inquest  was  favorable  to  a  continuance  of  the 
dam,  and  gave  the  defendant  damages  for  the  injury  to  his  land.  The  plea  was  a  decree  iu 
Chancery  in  the  defendant's  favor,  enjoining  the  petitioner  forever  from  causing,  by  his  dam, 
the  overflowing  of  defendant's  premises.     Held,  that  the  plea  was  insufficient.     lb. 
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amount  of  damage  that  will  be  caused  by  the  flowage,  whether  it  will 
reach  any  mansion-house,  garden,  &c.,  as  to  the  eftect  upon  fishing, 
navigation  and  health,  and  the  value  of  an  acre  of  land  on  the  opposite 
shore,  (the  applicant  owning  on  one  side  only.)  If  a  mansion,  &c.,  will 
be  overflowed,  or  the  health  of  the  neighborhood  affected,  the  applica- 
tion will  not  be  granted ;  otherwise,  a  decree  may  be  passed,  vesting  a 
title  to  the  opposite  land  in  the  applicant,  under  condition  of  payment 
of  the  price,  providing  for  passage  of  the  fish,  commencement  of  the 
erection  in  one,  and  its  completion  in  three  years.  If  not  complied 
with,  the  land  revests.  The  same  provisions  apply  to  the  raising  of  a 
dam.  The  proceedings  are  no  bar  to  an  action  for  injuries  not  esti- 
mated. In  case  of  obstructing  a  stream  jA^ithout  license,  and  a  conse- 
quent flowing,  double  damages  may  be  recovered,  as  for  a  nuisance. 
Upon  failure  to  comply  with  the  conditions,  other  parties  may  build. 
The  provisions  extend  to  canals  running  fmm  lakes.(l)(a) 
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1.  General  division  of  the  subject. 
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29.  Fisliery  in  the  sea  and  navigable  streams. 

32.  Modifications  of  the  commou  law  in  the 
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54.  Right  of  fishery,  wliether  it  gives  a  right 
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1.  Fishery  is  another  important  subject  connected  with  water-courses. 
In  some  cases,  the  right  of  fishery  is  a  franchise,  and  might,  therefore, 
properly  be  considered  under  the  head  of  Franchises.  It  is  also  some- 
times classed  with  rights  of  common.  But  the  present  connection  seems 
to  be,  on  the  whole,  the  one  in  which  the  subject  may  be  most  appro- 
priately treated. 

2.  In  Pennsylvania,  it  is  said,  fishery  is  a  species  of  propert}^,  rela- 
ting to  which  there  are  few  decisions.  Fisheries  for  shad  and  herring 
have,  'however,  existed  from  a  very  early  period ;  and  there  are  very 

(1)  Ark.  Rev.  St.  572-5. 


(o)  Tho  statute  of  Iowa,  making  it  a  penal  offence  to  injure  a  mill  dam,  is  cumulative,  and 
does  not  take  away  tlio  common  law  right  to  abate  a  nuisance.  Tlie  State  v.  Moffett,  T 
Iowa,  (Greene,)  247. 

An  act  of  tiio  legislature,  authorizing  A  to  build  a  dam,  does  not  take  away  tlie  right  of 
B  to  abate  it  as  a  nuisance,  if  it  causes  the  water  to  flow  back  upon  B  to  his  serious  disad- 
vantage,    lb. 

To  coma  within  tho  statute,  making  it  a  penal  ofienco  to  injure  a  mill  dam,  the  injury 
must  have  been  wilful  and  malicious;  and  the  necessary  abatement  of  a  nuisance  created  by 
such  dam,  by  one's  own  act,  is  not  ucccssarily  so.     lb. 
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early  acts  regulating  and  restraining,  though  not  expressly  creating 
them.  These  acts  seem  to  apply  to  shad ;  or,  in  the  Delaware,  per- 
haps, shad  andsherring.  The  term  fishery  seems  to  be  exclusively  ap- 
plied to  the  place  of  drawing  a  seine,  or  net,  for  shad  or  herring ;  or  a 
right  thus  to  take  these  fish  in  a  certain  part  of  a  river.(l) 

8.  Common'  of  piscary  is  a  libertj^,  or  right  of  fishery,  in  the  water 
covering  the  soil  of  another  person,  or  in  a  river  running  through 
another  man's  land. (2) 

4.  A  free  fishery  is  said  to  be  a  franchise  in  the  hands  of  a  subject, 
existing  b}'  grant  or  prescription,  distinct  from  an  ownership  in  the 
soil.  It  is  an  exclusive  right,  and  applies  to  a  public  navigable  river 
without  an}'  right  in  the  soil. (o) 

5.  A  several  fishery  is  a  private  exclusive  right  of  fishery  in  a  navi- 
gable river,  or  arm  of  the  sea,  accompanied  with  the  ownership  of  the 
soil.  It  is  a  grant  along  with  the  soil,  though  the  soil  ma}'  be  granted 
without  it ;  and  it  has  been  strongly  maintained,  that  such  fishery  may 
exist,  without  ownership  of  the  soil.  It  has  been  held  in  recent  cases, 
that  the  owner  of  a  several  fishery  is  prima  facie^  but  not  necessarily, 
owner  of  the  soil.(4) 

6.  The  distinctions  between  common  of  piscary,  free  fishery,  and 
several  fishery,  are  said  to  be  quite  unsettled. (5)  Blackstone  says,(6)  a 
free  fishery  is  an  exclusive  right.  But  Lord  Mansfield  said, (7)  there 
was  no  free  fishery,  unless  more  persons  than  one  had  a  co-extensive 
right  in  the  same  subject.  So  in  Massachusetts,(8)  it  is  held  that  a  free 
fishery  is  not  an  exclusive  fishery.  A  distinction  has  been  made(9) 
between  a  common  fishery,  which  m.ay  mean  for  all  mankind,  as  in  the 
sea,  and  a  common  of  fishery^  which  is  a  right  in  common  with  certain 
other  persons,  in  a  particular  stream.  Chancellor  Kent  comes  to  the 
conclusion, (10)  that  the  most  easy  and  intelligible  division  is,  into  a 
right  common  to  all,  and  a  right  exclusively  in  one  or  a  few  indi- 
viduals. 

7.  In  the  case  of  3felvin  v.  WhitingXll)  Parker,  Ch.  J.,  gives  the  fol- 
lowing account  of  the  course  of  opinions  upon  this  subject. 

8.  Blackstone  gives  the  quality  of  exclusiveness  to  a  free  fishery, 
making  it  differ  from  a  several  fishery  only  in  this;  that  in  the  latter 
the  owner  must,  while  in  the  former  he  need  not,  own  the  soil  of  the 
stream.  In  Smith  v.  Kem2},{l2)  two  judges  held  that  libera piscaria  im- 
ported an  exclusive  right;  and  one,  that  it  meant  only  common  of  2^is- 
car y,  iXCCOTding  to  Lord  Coke.(13)  The  doctrine  of  Coke  seems  to  be 
fully  recognized  in  Se7jmour  v.  Ld.  Courtenay, [14:)  and  Hargrave  also  ap- 
proves it.(15)     Upon  these  grounds  it  is  adopted  in  ^Massachusetts,  and 

(1)  Hart?;.  Hill,  1  Whart.  131-2.  1  (7)  Seymour  i;.  Courtenay,  5  Burr.  2814. 

(2)  3  Kent,  40S-9.  (8)  Melvin  v.  Whiting,  7" Pick.  79. 

(3)  lb.  409.  1  (91  Bennett  v.  Coster,  8  Tauu.  183. 

(4)  Ang.  on  W.  0.  6-1-0;  Com.  Dig.  Pre-  j  (10)  3  Kent,  410. 
rogative,  D.  50;  Davies,  149;  Smith  v.  Kemp,  j  (1 1)  7  Pick'.  79. 

2  Salk.  637  ;  Carter  v.  Murcot,  4  Burr.  21G2  ;  (12)  2  Salk.  637. 

Duke,  &c.  V.  Fogvvell,  5  Barn.  &  Cr.   875;  (13)  Co.  Lit.  122. 

Partberiche  v.  Mason,  2  Chit.  1!.  G58.  |  (14)  5  Burr.  2814. 

(5)  3  Kent,  409.  (15)  Co.  Lit.  122  a,  n.  181. 
(i.i)  2  Comm.  39,  40.                                        i 
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is  also  said  to  agree  with  the  popular  sense  of  -a  free  fishery  m  this  coun- 
tr}',  which  has  probably  been  derived  from  eurlv  legislation. (a) 

9.  In  a  late  English  case,  it  is  said  that  the  owner  of  a  several  fishery, 
in  ordinary  cases,  and  where  the  terms  of  the  grant  are  unknown,  may 
be  presumed  to  be  the  owner  of  lhe*soil.(L) 

10.  In  Pennsylvania,  Huston,  J.,  says,  instead  of  going  into  the 
black  letter  books,  to  learn  what  was  a  fishery,  and  a  free  fishery,  and 
a  several  fishery,  I  am  disposed  to  regard  our  own  acts,  even  though 
diffeiing  from  old  opinions  in  feudal  times.  In  Maryland,  uninter- 
rupted use  of  a  fishery  in  a  navigable  river,  for  over  twenty  years, 
raises  no  presumption  of  the  grant  of  a  several  fishery.  It  certainly 
does  not,  unless  exclusive.(2) 

11.  A  custom  to  take  fish  in  another's  fishery  is  not  a  lawful  cus- 
tom. (3) 

12.  The  right  to  a  fishery  does  not,  ^^er  se,  imply  a  fee-simple  in  the 
space  between  high  and  low  water,  opposite  the  fishery,  but  only  such 
an  interest  as  is  necessary  to  the  use  of  the  fishery.  Hence,  the  devise 
of  "  my  fishing  place,"  passes  only  the  last  named  interest.(4:) 

13.  Where  a  bay,  or  arm  of  the  sea,  is  a  common  fishery  to  all  the 
inhabitants  of  the  town  wdiere  it  lies,  and  an  individual  inhabitant, 
havino-  taken  oysters  therein,  plants  them  in  a  bed  in  such  bay,  clearly 
designated  and  marked  out ;  he  may  have  an  action  against  any  one 
who'interferes  with  them.  So  oysters,  planted  by  an  individual  in  a  bed, 
clearly  designated  and  marked  out  in  navigable  waters,  which  are  free 
for  all  the  inhabitants  of  the  State,  are  the  property  of  the  person  plant- 
ino-  them,  and  he  may  maintain  trespass  against  another  for  removing 
them,  notwithstanding  the  latter  has  deposited  otlier  oysters  in  the 
same  place,  with  the  knowledge  that  the  plaintiff  had,  at  the  time,  sim- 
ilar property  there,  and  with  an  intent  '^o  to  mingle  the  two  kinds  to- 
gether, that  neither  could  be  identified.  It  would  probably  be  other- 
wise, it  the  bed  interfered  with  the  common  fishery,  or  if  the  oysters 
were  undistinguished  from  others  in  the  bay. (5) 

14.  Clearing  out  a  fishing  place  in  a  river,  by  one  not  owning  the 
bank,  does  not  give  an  exclusive  right  of  fishery. (G) 

15.  The  annual  temporary  use  of  a  fishing  privilege  cannot  be  a 
disseizin.(7) 

16.  The  grant,  by  patent,  of  an  island  commonly  called  and  known 
bv  the  name  of  Green  Flats,  is  good,  though  the  place  is  sometimes 
covered  by  water;  but  it  is  a  grant,  not  of  a  fishery,  but  only  of  the 
land,  subject  to  be  used  as  a  highway,  and  a  public  fishery,  till  other- 
wise ap})ropriated  by  the  grantee.  It  seems,  no  action  lies  ior  taking 
fish  upon  the  island.  But  the  public  fishery  does  not  give  the  right  of 
drawing  nets   upon  the  Flats.     A  grant  of  the  exclusive   privilege  of 

(1)  Somei-sfct  V.  Fogwell,  5  Barn.  &  Cr.  S'Jo.        (5)  Fleet  v.  ITescman,  14  Wend.  42  ;  Deck- 


(2)  Hurt  V.  Hill,  1  Whart.  132;  Delaware, 
&c.  V.  Stump,  8  Gill  k  J.  479. 

(3)  Waters  v.  Lilly.  4  Pick.  145. 

(4)  Hart  v.  Hill,  1  Whart.  137. 


er  V.  Fisiier,  4  Barb.  592. 

(6)  Weslfall  v.  Van  Anker,  12  John.  42.',. 

(7)  Nickerson  v.  Braekett,  10  M.asa.  217. 


(o)  Where  a  private  river  runs  through  a  manor,  each  owner  of  the  hank  is  presumed  to 
own  tlic  tisherjr  opposite  his  own  land;  and,  if  the  lord  of  the  manor  claims  a  several 
li.sliery,  the  burden  of  proof  is  on  him  to  establish  it.  Lamb  v.  Newbig-gin,  1  Carr.  &  K. 
549.  • 
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fishing  on  the  Flats  for  ten  years,  is  not  a  lease  of  the  fishery,  but  of 
the  right  of  drawing  nets  upon  them,  this  being  the  purpose  for  which 
they  had  been  used,  and  in  the  power  of  the  lessor  to  grant ;  but  the 
fishery  on  the  Flats  still  continues  common.(l) 

17.  Where  a  town  is  empowered  by  statute  to  sell  the  right  of  ta- 
king fish  within  its  limits,  under  certain  regulations,  the  act  may  be 
considered  as  granting  in,  free  fi-ihery,  which  is  a  franchise  t'lat  may  be 
assigned  or  released. (2) 

18.  The  Commonwealth,  in  a  grant  of  land,  included  the  right  of 
taking  fish,  to  be  held  in  common  among  the  grantees  and  other  set- 
tlers. The  occupants  of  the  land,  having  become  a  town,  were  em- 
powered b}'  law  to  appoint  a  committee  to  regulate  the  fishery  wiihin 
the  town  ;  and  a  penalty  was  imposed  for  taking  fish  without  their 
authority.  Held,  an  owner  of  land  adjoining  the  river  was  subject  to 
the  penalty,  though  before  the  grant  he  and  those  under  whom  he 
claimed  had  used  to  take  fish  tliere.(3) 

19.  At  common  law,  the  right  of  fishery  in  a  fresh  water  river,  above 
the  ebbing  and  flowing  of  the  tide,  belongs  to  the  owner  or  owners  of 
the  banks.  If  diSerent  persons  own  the  opposite  banks,  each  is  enti- 
tled to  the  fishery  on  his  own  side  to  the  thread  of  the  river — ad  filum 
medium  aquce.  If  both  banks  belong  to  one  individual,  he  owns  the 
whole  fishery.  A  river  of  this  description  is  in  law  said  to  be  7ioi 
navigdhle.  And  the  fact  that  it  is  actually  susceptible  of  navigation, 
even  by  large  vessels,  makes  no  other  difierencc  in  the  rule  above 
stated,  than  that  the  fishery  cannot  be  used  to  the  obstruction  of  such 
navigation. (4) 

20.  By  the  principles  of  the  common  law,  a  town  has  no  right  of 
property  in  a  fishery  within  its  limits.(5) 

21.  The  flowing  of  the  waters  of  a  lake  into  a  river,  and  the  re-flow- 
ing thereof,  being  not  the  flux  and  reflux  of  the  tides,  but  only  occa- 
sional and  rare  instances  of  a  SAvell  in  the  lake,  and  a  setting  up  of  the 
waters  into  the  river,  and  the  subsiding  of  such  swells  ;  do  not  consti- 
tute the  river  technically  navigable,  so  as  to  give  a  public  right  of  fish- 
ery.(6) 

22.  The  common  law  right  of  fisher}'  in  fresh  water  rivers  is  subject 
to  a  reasonable  qualification,  in  order  to  protect  the  rights  of  others, 
who,  in  virtue  of  owning  the  soil,  have  the  same  right,-  but  might  lose 
all  advantage  from  it,  if  the  owners  below  might  impede  the  passage  of 
fish  into  the  lakes  or  ponds,  where  they  by  instinct  prepare  for  the 
multiplication  of  the  species.  The  principle  is  the  same,  as  that  which 
qualifies  the  private  ownership  of  the  stream  itself,  by  the  public  ease- 
ment of  passage  upon  it.  But,  in  Massachusetts,  the  common  law  upon 
this  subject  has  been  essentially  altered  b}'  colonial,  provincial,  and  later 
statutes ;  and  the  rights  of  the  citizens  are  governed  by  the  latter,  and 
not  by  the  former.  The  Prov.  St.  8  Anne,  ch.  8,  prohibited  the  ob- 
struction of  fish  by  placing  across  a  stream  any  fixed  implement  or 
machine  ;  and  St.  15  Geo.  II,  c.  6,  required  the  keeping  open  in  dams, 
for  a  certain   period,  sluice  ways,   or   passages  for  the   fish  to  pass 

(1)  Brink  v.  Richtmyer,  U  John.  255.  Chapin,  5  Pick.  199;   Smith  v.  Miller,  5  Mas- 

(2)  "Watertownv.  White,  13  Mass.  477.       |  191. 

(3)  Nickerson  v.  Brackctt,  10  Mass.  212.     !      (5)  Randolph  v.  Braintree,  4  Mass.  317. 

(4)  Waters  v.  Lilly,  4  Pick.  145;  3  Kent,        (G)  Hooker  i'.  Cummings,  20  John.  93. 
410-11;  Weldv.  Hornby,  7  E.  195;  Com.  v. 
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tbrougli.  These  nets  assert  the  right  of  the  pubHc  to  regulate  the  mode 
of  taking  fish,  even  in  private  or  several  fisheries;  and  they  also  im- 
pliedly recognize  the  private  light  of  erecting  dams  and  other  works, 
if  a  passage  is  left  open  at  the  time  prescribed. (1) 

28.  Every  owner  of  a  water  mill  or  darn  holds  it  on  the  condition, 
or  perhaps  the  limitation,  that  a  passage  way  for  fish  be  allowed.  And 
this  limitation  is  not  extinguished  by  any  neglect  to  enforce  it,  because 
no  laches  can  be  imputed  to  the  government. 

24.  In  1633,  the  town  of  Dorchester  made  a  grant  in  these  words; 
"It  is  generally  agreed  that  A  shall  build  a  water  ujill  if  he  see  cause." 
Then  followed  a  grant  to  him  of  a  luear  adjoining  his  mill  ;  and  no 
person  is  to  cross  the  wear  with  a  net  or  otherwise,  to  the  prejudice  of 
said  wear.  It  was  further  provided,  that  A  should  sell  the  fish  at  cer- 
tain rates.  In  1634,  the  legislature  confirmed  the  grant  to  A  and  his 
heirs.  Held,  the  grant  gave  A  the  franchise  of  a  several  fishery  at  that 
place,  but  nowhere  above  it ;  and  that  it  did  not  authorize  him  to  ex- 
clude fish  from  passing  above  the  wear,  because  the  value  of  the  fishery 
would  be  much  diminished  by  preventing  the  fish  from  casting  their 
spawn  in  the  ponds  above,  and  the  interest  of  the  public,  provided  for 
by  the  grant,  would  be  thus  sacrificed.(2)(a) 

25.  The  provincial  statute  of  8  Anne,  ch.  3,  to  prevent  nuisances  by 
hedges  and  other  incumbrances,  obstructing  the  passage  of  fish,  is  still 
in  force  in  Massachusetts.(i)  The  act  contemplates  only  permanent 
erections,  and  such  as  may  be  removed  by  the  sherifi;  It  does  not  ap- 
p]}^  to  the  setting  of  a  seine  to  catch  fish. (3) 

26.  In  ]\rassachusetts,  a  dam  across  a  river  not  navigable  is  not  sub- 
ject to  indictment  at  common  law  as  a  nuisance,  for  obstructing  the 
passage  offish  ;  but  can  be  complained  of  only  b}^  the  statutory  reme- 
dies.(4) 

27.  Where  a  statute  imposes  a  penalty  upon  any  one  who  shall  i^lace 
or  set  any  seine  or  net  across  a  certain  river,  which  shall  obstruct  the 
passage  offish  ;  a  seine,  having  one  end  of  it  attached  to  a  boat,  which 
is  made  fast  to  a  stake  on  one  side  of  the  river,  and  having  at  the  other 
end  a  rope,  which  is  passed  round  a  stake  on  the  other  side  of  the  river, 
and  is  lield  by  men,  and  drawn  or  slackened  at  pleasure,  comes  within 
the  terms  of  the  act.  So,  the  repairing  of  an  old  weiir  y\nth  bricks, 
bushes  and  stakes,  is  a  seUing.{b) 

28.  Where  one,  having  a  sole  and  several  fishery  in  a  small  fresh, 
water  stream,  converted  a  brush  wear,  through  which  some  of  the  fish 
might  and  did  escape,  into  a  solid  stove  icear,  which  was  wholly  imper- 
vious ;  the  latter  was  held  to  be  a  nuisance.(6) 


(1)  Com.  V.  Chapiii,  5  Pick.  202-3-4. 

(2)  Stoughton  V.  Baker,  4  Mass.  522. 

(3)  Com.'T;.  Ruggles,  10  Mass.  391. 

(4)  Com.  V.  Chapin,  5  Pick.  199. 


(5)  Watertown  v.   Praper,   4   Pick.    165 ; 
Atwood  V.  Caswell,  19  Pick.  493. 

(6)  Weld  V.  Hornby,  7  E.  194. 


(a)  A  wear,  appurtenant  to  a  fishery,  whereby  a  navigaljlo  river  is  obstructed,  is  legal,  if 
granted  by  the  crown  before  the  reign  of  Edw.  I.  Such  grant  may  be  inferred  from  its  ex- 
istence. If  at  first  it  obstructed  a  part  of  the  bed,  and  afterwards,  l)j-  reason  of  a  change  in 
the  bed,  the  whole,  the  right  still  continues.  But,  if  the  crown  iiad  no  right  to  olistruct  the 
■whole,  it  is  unlawful  to  make  a  wear  obstructing  a  part,  except  subject  to  tlie  public  right. 
In  this  case,  tiierefore,  an  obstruction  of  the  whole,  arising  from  the  change  above  stated,  is 
unlawful.     Williams  v.  Wilcox,  8  Ad.  &  Ell.  314. 

{h)  Whether  since  the  Revised  Statutes ;  qu.? 
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29.  The  right  of  fishing  in  the  sea,  in  its  bays  or  arms,  and  in  navi- 
gable or  tide  waters,  is  a  common  right,  unless  an  individual  can  make 
an  exclusive  claim  by  grant  or  prescription.  The  latter  must  be  clearly 
proved — every  presumption  is  against  it.  And  a  grant  by  the  crown 
will  be  construed  strictly,  being  so  much  taken  from  a  common  privi- 
lege.(a)  The  right  above  mentioned  is  by  some  writers  considered  to 
rest  upon  the  law  of  nations.  By  the  civil  law,  all  rivers  where  the 
flow  of  water  was  perennial,  belonged  wdiolly  to  the  public,  including 
the  fishery,  and  the  use  of  the  banks.  Bracton  adopted  this  doctrine 
in  its  full  extent,  and  held  that  the  right  of  fishing  and  using  the  banks 
was  common,  jure  gentium.  But  it  is  everywhere  agreed,  that  this  right 
is  subject  to  be  modified  and  controlled  by  the  municipal  law  ;  and  a 
late  case  has  decided,  that  the  public  have  no  right  of  crossing  the  beach 
or  sea-shore  for  bathing,  as  against  the  lord  of  a  manor,  who  owns  the 
soil  of  the  shore,  and  the  exclusive  fishery. (1)(6) 

oO.  In  England,  the  king  ma}''  grant  fishing  wdthin  a  creek  of  the 
sea,  or  wnthin  some  known  precinct  of  known  bounds,  even  wilhin 
the  main  sea.  The  16th  chapter  of  Magna  Charta,  though  restricting 
the  king  as  to  the  occupancy  of  rivers  fur  his  pleasure,  did  not  restrict 
him  from  granting  the' lands  under  rivers  and  navigable  waters.(2) 

31.  Clauses  in  the  roj^al  grant  to  the  English  colonies,  reserved  to 
all  English  subjects,  including  the  colonies,  a  right  to  fish  in  arms  of 
the  se;i,  and  salt  water  rivers,  "  where  they  have  been  wont  to  fish  ;" 
and  it  was  a  common  right,  and  the  subjects  of  one  colony  might  fish 
in  another.  This  right  remains  to  the  inhabitants  of  the  United  States. 
Mr.  Dane  remarks,  that  a  question  may  arise  upon  the  words  "  have 
been  wont  to  fish,"  as  to  the  right  of  the  inhabitants  of  one  State  to 
fish  on  the  shores  of  another ;  but  he  thinks  there  can  be  little  doubt 
that  such  right  exists,  though  it  does  not  extend  within  the  counties  of  a 
State.(3) 

82.  The  doctrines  of  the  English  law,  above  stated,  have  been  gene- 
rally adopted  in  this  country;  subject,  however,  in  some  of  the  States, 
to  modifications,  which  are  deserving  of  special  notice. (4) 

3S.  In  Massachusetts,  by  a  colonial  law,  each  town  was  empow^ered 


(1)  Jacobson  v.  Fountain,  2  John.  170; 
Gould  V.  James,  6  Cow.  369;  Rogers  v.  Jones, 
1  Wend.  237  ;  Case  of  River  Banne,  Davies, 
149  ;  Hale  de  Jure  Maris,  ch.  4 ;  Warren  v. 
MaUhews,  1  Salk.  357;  3  Kent,  412;  Blun- 
dell  V.  Catterall.  5  Barn.  &  Aid.  268;  Deer- 
field  V.  Arms,  17  Pick.  41 ;  Commrs.,  &c.  v. 
Kempshall,  26  Wend.  404;  Child  v.  Starr, 
4.  Hill,  369 ;  Essou  v.  McMaster,  Kerr,  N.  B. 
501;  Bowman  v.  Wathen,  2  M'Leau,  376; 
Mardin  v.  Waddell,  16  Pet.  307. 

(2)  Rogers  v.  Jones,  1  Wend.  237. 


(3)  2  Dane,  709.  (For  the  opinion  of  Mr. 
Dulany,  upon  a  similar  point  in  Maryland, 
see  1  Har.  &  McHen.  664.) 

(4)  17  John.  195  ;  Hooker  v.  Cummings, 
20;  90;  6  Cow.  518;  Berry  v.  Carlo,  3 
Greenl.  269  ;  Scott  v.  Willsou,  3  N.  H.  321  ; 
Com.  V.  Charlestown,  1  Pick.  180;  Adams  v. 
Pease,  2  Conn.  481  ;  Arnold  v.  Muiidy,  1 
Halst.  1 ;  2  Dane,  692  ;  Browne  v.  Kennedy, 
5  Har.  &  J.  195  ;  Stoughton  v.  Baker,  4  Ma.ss. 
527. 


(a)  This  rule  was  applied  to  the  patent  from  Chas.  11,  to  the  Duke  of  York,  in  reference 
to  tlie  right  of  fishery  in  New  Jersey.      16  Pet.  367. 

(h)  It  was  formerly  held,  that  every  navigable  river,  as  far  as  the  sea  abbs  and  flow.«,  is 
a  roy;il  river,  and  the  fishery  in  it  a  royal  fisher\'.  belonging  to  the  king,  by  his  prerogative. 
But  it  has  been  since  decided,  that  this  prerogative  applies  only  to  the  royal  fish,  viz.,  whale, 
and  sturgeon  ;  and  that  every  subject  may  fish  with  lawful  nets,  both  in  navigable  rivers, 
and  arms  of  the  sea.  But  a  prescription  for  a  right  of  fishery  in  the  sea,  as  annexed  to  cer- 
tain tenements,  is  bad.  D.ivies,  152  ;  Warren  v.  Matthews,  6  Mod.  73  ;  1  Salk.  357  ;  Fitz- 
walter's  case,  1  Mod.  105;  Ward  v.  Creswell,  Willes,  265. 
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to  appropriate  the  rigbt  of  free  fishing,  in  navigable  rivers,  within 
itself,  and  the  right  was  confined  to  householders.  And  the  law  is 
now  'settled,  that  the  right  of  fishing  in  all  rivers,  not  navigable,  is 
subject  to  legislative  control,  unless  secured  by  a  particular  grant  or 
prescription.  In  Maine,  it  is  said,  that  the  right  of  taking  shad,  sal- 
mon and  alewives,  has  been  always  subjected  to  public  control.(l)(a) 

34.  So,  in  New  York,  the  Eevised  Statutes  regulate  the  right  of 
fishery  in  both  classes  of  rivers;  particularly  with  regard  to  certain 
kinds'of  fish,  and  in  the  waters  of  the  Upper  Hudson.  Jurisdiction 
of  the  same  subject  is  given  to  the  courts  of  common  pleas,  within 
their  respective  counties,  in  regard  to  streams,  ponds,  or  ]akes.(2) 
(See  sec.  47.) 

35.  In  New  Jersey,  it  has  been  maintained,  that  the  owners  of  land, 
upon  navigable  as  well  as  other  waters,  had  immemorially  claimed  a 
title  to  the  soil,  and  to  a  several  fishery  in  such  waters  fronting  their 
land  and  shores ;  subject  to  the  public  right  of  passage,  and  to  legisla- 
tive regulations  in  regard  to  the  fish.  This  doctrine  was  founded  upon 
the  ground,  that  the  original  grants  from  the  king  of  England  and  the 
Duke  of  York  passed  a  title  to  the  soil  covered  by  navigable  water,  as 
well  as  other  land  ;  and  that  this  individual  title  has  vested  by  regular 
transmission  in  subsequent  proprietors,  excluding  the  public  common 
law  right.  But  the  doctrine  has  been  set  aside  by  a  subsequent  decision 
of  the  State  court.(3)(i) 

36.  In  Maryland,  the  original  proprietors,  claiming  by  grant  from 
the  king,  are  held  to  have  acquired  a  right  to  land  covered  by  navi- 
gable waters,  subject  to  the  public  privilege  of  fisheiy.  And  this 
right  has  become  vested  in  the  State.(4) 

37.  In  several  of  the  States,  individuals  have,  by  usage,  a  several 
right  of  fishery  in  navigable  waters,  bordering  upon  their  land. (5) 

88.  In  Massachusetts,  an  ancient  colony  law  of  1674,  above  referred 
to,  (sec.  33,)  provided,  that  every  inhabitant,  who  is  a  householder, 


(1)  3  Kent,  414  ;  Waters  v.  Lilley,  4  Pick. 
145  ;  IngrHluira  v.  Wilkinson,  lb.  268  ;  Vin- 
ton V.  Wells,  9  lb.  87;  2  Dane,  688-712; 
Coltrill  V.  Myriek,  3  Fairf.  229  ;  Lunt  v.  Hun- 
ter, 16  Maine,  1. 

(2)  1  N.  y.  Rftv.  St.  687-8. 


(3)  GrifiBth's  Law  E.  New  Jersey,  Fish- 
eries; Arnold  V.  Mundey,  1  Halst.  1. 

(4)  Browne  v.  Kennedy,  5  Har.  &  John. 
195.  See  Delaware,  &c.  v.  Slump,  8  Gill  & 
J.  479. 

(5)  Angell  on  Tide  W.  eh.  7. 


(a)  In  the  same  State,  the  legislature  may  regulate  the  whole  subject  of  fishery  in  frcsii 
waters.  Peoples  v.  Ilaunalbrd,  6  Shepl.  106.  In  tide  riyers,  as  in  the  sea,  the  right  of 
fishery  is  common  to  all  So  the  right  of  taking  shell  fish  on  the  shore.  Parker  v.  Gutter, 
Ac,  7  Shepl.  353.  But  fishery  in  navigable  waters  is  subject  to  legislative  control.  Fuller 
V.  Spear.  2  Siiopl.  417.  In  Massachusetts,  a  town  has  no  right  to  grant  the  privilege  of 
taking  oysters.     A  contract  for  that  purpose  is  void.     Dill  v.  Wareham,  7  Mot.  438. 

The  right  of  taking  dams  from  flats  lying  between  high  and  low-v.-ater  marks,  and  within 
100  rods  of  the  upland,  is  in  this  commonwealth,  as  at  common  law,  a  public  right,  and  does 
not,  by  virlne  of  tlie  colony  ordiniinco  of  1641,  belong  exclusively  to  tho  owner  of  the  up- 
land. And  in  any  town  where  such  riglit  has  not  been  limited  by  particular  statute,  all  tho 
inhabitants  may  lawfully  enter  upon  such  flats,  for  the  purpose  of  digging  and  carrying  aw.iy 
clams.     Weston  v.  Sampson.  Law  Kep.  Jan.  1854,  493;   8  Cush.  347. 

(h)  In  1831,  tlie  legislature  p:issed  an  act  to  extinguish  the  title  of  tlie  Delaware  Indians 
to  tlie  fish'.>ries  and  bays,  for  ,$2,000,  at  the  same  time  claiming  that  the  right  had  been  lost 
by  abandonment.  3  Kent,  (5tli  ed.,)  395,  n.  b.  The  Supremo  Court  of  the  United  States 
I'.as  dccideii,  tliat  the  property  in  iho  oyster  fisheries,  in  the  public  rivers  and  bays  in  East 
New  Jersey,  was  vested  in  the  State  by  the  Revolution,  and  afterwards  in  tho  grantees, 
under  the  act  of  New  Jersey,  in  1824.     Mardin  v.  Waddell,  16  Pet.  367. 
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shall  have  free  fishing  and  fowling,  in  any  great  ponds,  bays,  coves, 
and  rivers,  so  far  as  the  sea  ebbs  and  flows,  within  the  town  where 
they  dwell,  unless  the  town,  or  the  general  court,  have  otherwise  ap- 
propriated them  ;  provided,  that  no  town  shall  appropriate  to  any  per- 
son or  persons  a  great  pond  of  more  than  ten  acres ;  and  that  no  one 
shall  come  Avithout  leave  upon  another's  property,  otherwise  than  as 
hereafter  expressed.  (The  statute  then  proceeds  to  provide  for  the 
ownership  of  the  seashore,  as  stated  in  ch.  68.)  And  for  great  ponds 
lying  in  common,  though  within  a  town,  any  man  may  fish  and  fowl 
there,  and  may  pass  on  foot  through  any  man's  property  for  that  end, 
so  he  trespass  not  upon  any  man's  corn  or  meadow. 

39.  Mr.  Dane  remarks,"  that  this  law  is  now  constantly  practised 
upon,  in  regard  to  harbors,  beaches,  liats-grounds,  &c.,  as  well  as  to 
fishing  and  {flowing)  fowling,  taking  sand,  sea  manure  and  ballast. 
Also,  in  regard  to  great  ponds,  many  actions  have  been  brought.  No 
instance  is  recollected  of  a  town  appropriation,  as  authorized  by  the 
act.  It  is  questionable  whether  the  practice  of  free  fishing_  and  fowl- 
ing has  been  confined  to  householders,  or  to  the  limits  of  a  person's 
own  town.  The  act  alters  the  common  law,  as  it  limits  the  right  of 
passing  over  the  lands  of  others  to  great  ponds,  by  exempting  from 
this  right  all  tillage  and  mowing  land,  and  thereby  allowing  persons 
to  go  over  pasture  and  some  lands  of  others.  This  has  been  the 
general  practice.  Hence,  going  over  other  men's  lands,  to  fish  and 
fowl  in  other  waters  than  great  ponds,  remained  as  at  common  law. (I) 
Mr.  Dane  further  remarks,  that  the  practice  on  this  colony  law  has 
been  uncertain,  if  not  as  to  clams  and  oysters,  it  has  been  as  to  fishing 
and  fowling.  The  inhabitants  of  one  town  have  often  fished  in 
another,  and  there  have  scarcely  ever  been  any  town  limits  as  to  fowl- 
ing. But,  by  this  law,  a  man's  privilege  to  fish  and  fowl  seems  to  be 
as  much  confined  to  his  town  limits,  as  other  town  privileges.(2) 

iO.  In  Massachusetts,  the  legislature  may  unquestionably  regulate 
the  taking  of  fish  within  the  State,  and  oblige  all  the  citizens  to  con- 
form to  the  regulations,  by 'inflicting  penalties.  This  right  has  been  so 
long  used,  and  so  beneficially  for  the  public  and  the  towns,  that  it 
ouglit  not  now  to  be  called  in  question.  Without  it,  great  confusion 
would  take  place  in  the  use  of  the  privilege,  and  probably  the  privi- 
lege itself  would  soon  cease,  by  the  destruction  of  the  fish.  One  of 
the  earliest,  and,  it  seems,  the '  most  frequently  occurring  subjects  of 
legislation,  has  been  that  of  the  fisheries.  Though  a  source  of  profit 
ancl  support  to  multitudes  of  people,  it  was  found,  also,  to  be  a  fruitful 
source  of  disorder  and  contention,  both  between  individuals  and  towns, 
who  became  owners  of  the  banks  of  rivers.  It  has  been  argued,  that 
the  legislature  had  no  constitutional  right  to  divest  the  fishery,  in 
rivers  not  navigable,  from  the  proprietors  of  the  banks,  and  vest  the 
franchise  in  the  town.  Upon  the  principles  of  the  English  common 
law,  the  argument  is  v/ell  founded ;  but  the  constant  course  of  legisla- 
tion here,  from  the  first  settlement  of  the  country,  has  qualified  this 
right,  by  subjecting  it  to  legislative  control.(3) 

41.   So,  it  IS  said,  in  Maine,  that  the  legislature  had  an  undoubted 

Cl")  ''Dane  693  694  .  Nickerson  v.  Brackett,    10  Mass.  216;  Com. 

(2)  2  Dane'  699!        *  '"■    Chapin,    5    Pick.    203,    204  ;    Yinton    v. 

(3)  Burnham   v.  Webster,   5   Mass.   269;!  Welsh,  9  Pick.  91,  92. 
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right  to  put  in  common  that  which  in  England  is  private  propert3'.(l) 
(See  sec.  58.) 

42.  It  is  suggested,  as  a  doubtful  point,  whether  the  legislature  may 
provide  for  the  removal  of  natural  obstructions,  or  the  erection  of 
artificial  facilities,  in  the  bed  of  a  stream,  for  the  ascent  of  fish,  and 
the  creation  of  a  fishery,  where  the}'  could  not  otherwise  pass,  with- 
out the  consent  of,  and  a  compensation  to,  the  riparian  proprietor. 
But  the  legislature  may  regulate  streams,  in  which  alewives  and  cer- 
tain other  fish  have  been  accustomed  to  ascend.  And  no  individual 
can  prescribe  against  this  public  right.(2) 

43.  In  Massachusetts,  towns  adjoining,  or  extending  across  a  navi- 
gable river,  may  own  the  soil  of  the  flats,  and  even  of  the  channel,  by 
virtue  of  a  grant  from  the  government ;  but  the  property  in  the  fish, 
and  also  of  all  tide  waters,  is  in  the  public.  But  it  seems  to  be  a  part 
of  the  common  law  of  the  State,  that  the  town  may  appropriate  the 
fish,  if  not  appropriated  by  the  legislature ;  but  for  taking  the  fish  no 
man  could  lawfully  go  on  the  soil  of  another.  This  rule  probably 
originated  from  a  declaration  of  common  liberties,  made  by  the  general 
court  of  the  colony,  in  1641.  If,  therefore,  no  appropriation  has  been 
made  of  the  fish,  any  citizen  may  take  them,  not  trespassing  on  others' 
land.  But  any  town  adjoining  a  river  may  appropriate  the  fish  taken 
within  its  limits,  and,  in  order  to  give  the  town  on  the  opposite  side 
the  same  right,  the  limits  must  not  include  tide  waters,  but  the  shores 
on  which  the  fish  are  drawn  and  placed,  when  they  may  be  said  to  be 
taken.  \f  taken,  when  caught  swimming,  a  conflict  of  rights  must  arise. 
And  where  the  channel  is  not  granted,  fish  swimming  there,  out  of  the 
limits  of  any  town,  would  not  be  subject  to  appropriation.  AVhere 
towns  have  specificall}^  regulated  the  right  of  fishery  within  their 
limits,  the  place  of  fishing  is  always  understood  to  be  that  part  of  the 
shore  used  for  employing  seines  and  nets,  or  other  engines,  and  for 
bringing  the  fish  to  land  ;  and  not  any  part  of  the  tide  waters  in  which 
they  were  swimming.(8) 

44.  A  statute  imposed  a  penalty  on  such  persons  as  should  take  fish 
within  the  town  of  A,  unless  authorized  by  said  town.  The  defendant 
caught  fish  with  a  seine  in  Charles  Kiver,  at  a  place  where  the  town  of 
A  was  on  the  north,  and  the  town  of  B  on  the  south  side,  putting  in 
the  seine  on  the  B  side,  extending  it  across  the  river  over  the  flats  on 
the  A  side,  and  drawing  it  on  shore  on  the  B  side,  with  the  fish  in  it. 
Higher  up  the  river,  A  lies  on  both  sides  of  it,  where  there  was  a  con- 
venient place  for  the  fishery,  called  the  A  fishery,  and  where  the  in- 
habitants of  A  were  used  to  fish,  and  not  elsewhere.  The  fishery  car- 
ried on  by  he  defendant  in  B,  was  an  accustomed  fishery  for  the  in- 
habitants of  B.  Held,  independently  of  the  Statute,  the  defendant  had 
a  clear  right  thus  to  take  fish  ;  that  the  act  was  designed  to  enable  the 
town  of  A  to  regulate  its  own  rights  then  subsisting,  and  not  to  grant 
any  new  ones  ;  and,  therefore,  as  it  must  be  construed  strictly,  applied 
only  to  the  fishery  at  the  ]~)lace  where  A  lay  on  both  sides  of  the  river, 
and  not  where  the  defendant  had  taken  fish.(4) 

45.  In  New  York,  it  is  held,  that  a  patent  to  the  inhabitants  of  a 
town  may  include  an  exclusive  right  of  fishery  in  the  waters  within  its 

(1)  3  Fairf.  229.  I      (3)  Cooliiifre  v.  ■Williams,  4  Mass.  144.  145. 

(2)  Cottrill  V.  Myrick,  3  Fairf.  222.  \      (4)  Coolidge  v.  Williams,   4  Mass.  140. 
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limits.  And  such  right  becomes  part  of  the  common  property  of  the 
town,  subject  to  municipal  regulation.  It  must,  however,  be  so  used, 
as  not  to  annoy  the  passage  of  ships  or  boats,  and  is  subject  to  the  laws 
of  the  State  for  the  conservation  of  fish  or  fry.(l) 

46.  A  town,  to  which  such  patent  had  been  made  by  Sir  Edmund 
Andross,  under  Charles  II,  passed  a  by-law,  with  a  penalty,  that  no  per- 
son, not  an  inhabitant,  should  rake  or  take  oysters  in  the  creeks  or  har- 
bors thereof.  The  defendant,  a  citizen  of  New  York,  but  not  of  this 
town,  entered  the  harbor  or  bay,  and  caught  and  carried  away  a  quan- 
tity of  oysters,  about  100  yards  from  the  beach.  In  a  suit  against  him, 
the  defence  was,  that  the  "^bay,  being  an  arm  of  the  sea,  was  a  common 
fisliery  for  all  the  inhabitants  of  the'State;  but  judgment  was  rendered 
against  him. 

47.  In  the  same  State,  a  statute  required  the  owners  of  mills  or 
other  dams,  across  any  river  or  creek  running  into  the  lakes,  so  as  to 
obstruct  the  usual  course  of  salmon  in  ascending  them,  to  make  slopes 
in  their  dams  over  which  the  fish  might  pass.  Held,  the  act  impliedly 
excepted  streams  not  navigable,  which  had  been  without  reservation 
granted  by  the  State,  or,  so  far  as  it  applied  to  such  streams,  was  un- 
constitutional and  void,  as  impairing  the  obligation  of  a  contract;  and 
that  the  owner  of  such  a  stream  was  not  indictable  for  damming  it  near 
the  mouth,  either  at  common  law,  or  under  the  act.(2) 

48.  In  the  same  State,  however,  it  is  said,  the  legislature  have  con- 
fessedly the  right  of  regulating  the  taking  of  fish  in  private  rivers,  and 
do  ever}^  year  pass  laAvs  for  that  purpose,  as  to  rivers  not  navigable  in  any 
sense,  and  which  are,  unquestionably,  private  property. (8)     See  sec\  34.) 

49.  In  Pennsylvania,  it  is  held,  that  the  large  rivers  in  that  State, 
such  as  the  Delaware  and  Susquehanna,  are  to  be  deemed  navigable, 
with  respect  to  the  public  right  of  fishery,  above  the  ebb  and  flow  of 
of  the  tide.  It  seems  the  same  doctrine  is  adopted  in  South  Carolina. 
In  North  Carolina  it  is  held,  that  no  general  or  exclusive  right  of  fish- 
ery exists  in  navigable  ivaters  ;  and  these  are  held  to  be  such,  as  afford 
a  common  passage  for  sea  vessels  (4) 

50.  The  cases  in  Pennsylvania,  in  which  this  doctrine  was  estab- 
lished, have  been  freely  criticised,  and  must  be  considered  as  to  some 
extent  overruled,  by  subsequent  decisions. 

51.  In  the  case  of  Carso7i  v.  Blazer,  (2  Binn.  475,)  only  two  t)f  the 
judges  gave  opinions  upon  the  point  decided  ;  and  they  admit  the 
common  law  right  in  favor  of  the  proprietor  of  the  bank  ;  but  they  sup- 
posed that  this  part  of  the  common  law  had  not  been  adopted,  as  it  was 
not  deemed  proper  in  that  State.  They  placed  great  stress  too  on  sev- 
eral acts  of  assembly,  declaring  the  Susquehanna  to  be  a  highway,  and 
regulating  the  fisheries,  which  they  held  to  be  incompatible  with  the 
common  law  right. (5) 

52.  When  Carson  v.  Blazer  was  tried,  no  law  to  regulate  fisheries  in 
the  Susquehanna  had  been  enacted.  Several  will  be  found  since,  the 
provisions  in  which,  have  made  the  law  in  that  river  very  different 
from  the  positions  decided  in  that  case.     The  case  of  Shntnk  v.  Schuyl- 

(1)  Rogers  v.  Jones,   1  Wend!  237.  (  v.  President,  Ac,    14  S.  &  R.  71;  Gates  v. 

(2)  People  V.  Piatt,   17  John.  195.  |  Wadlington,  1  McCord,  580;  Collins  v.  Ben- 

(3)  Hooker  v.  Cumraings.  20  John.  101.   I  bury,  3  Iredell,  277. 

(4)  Carson  u.  Blazer,   2  Bin.  475;  Shrunk  |       (5)  Hooker  u.  Cummings,  20  John.  100. 
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hill,  &c.,  was  decided  under  the  following  circumstances.  When  the 
Delaware  was  declared  a  navigable  stream  and  public  highway,  this  de- 
claration gave  certain  rights  to  all  persons  navigating  it,  and  left  in  the 
State  the  power  to  regulate  and  improve  the  navigation  at  pleasure. 
They  accordingly  prohibited  the  erection  of  dams,  &c,,  in  the  Schuyl- 
kill, (Delaware  ?)  and  subsequently  passed  a  law  to  improve  the  navi- 
gation, and  render  the  stream  generally  and  permanently  useful.  Tiiis 
law  was  complained  of  as  an  injury  to  Shrunk's  fishery.  It  was  decided 
that  the  State  might,  though  an  individual  could  not,  improve  the  nav- 
igation, even  to  the  damage  of  an  owner  of  the  bank.(l) 

53.  In  a  recent  case,  in  the  same  State,  reference  was  made  to  a  series 
of  ancient  statutes  regulating  the  fisheries,  and  to  an  agreement,  made 
in  1783,  between  Pennsylvania  and  New  Jersey,  providing  that  each 
State  should  regulate  and  guard  the  fisheries  on  the  Delaware,  and  pre- 
vent their  being  interrupted  by  vessels,  "  or  by  persons  fishing  under 
a  claim  of  common  right ;"  and  the  conclusion  was  drawn  by  the  court, 
that  these  public  acts  are  predicated  upon  the  idea  of  separate  fisheries 
previously  existing.  The  same  inference  is  confirmed  by  a  statute  of 
both  States,  passed  in  1809,  prohibiting  any  person  from  throwing  out 
a  net  above,  or  drawing  it  in,  or  even  letting  it  swing  below  his  own 
line,  on  land.  No  man  can  be  interrupted  in  his  fishery  opposite  his 
own  land.  The  act  further  recognizes,  that  a  fishery  may  belong  to 
the  owner  of  the  shore,  or  to  some  one  else,  or  to  a  company,  who  give 
bond  to  conform  to  the  law. (2) 

54.  The  public  right  of  fishery  in  navigable  waters  does  not  give  a 
right  to  enter  or  draw  a  seine  upon  private  lands,  for  the  purpose  of 
taking  fish.  So  the  public  have  no  right  to  go  upon  a  rock  owned  by 
an  individual,  in  navigable  water,  for  the  purpose  of  fishing.(3) 

55.  By  the  erection  of  Fairmount  dam,  in  the  river  Schuylkill,  a 
rockjust  below  the  dam,  formerly  private  property,  and  above  low  water 
mark,  became  surrounded  by  water,  and  dry  only  at  and  about  low 
tide.  Held,  it  still  belonged  to  the  former  owner,  and  all  persons  had 
not  a  right  to  stand  there  and  fish  with  hoop  nets.(4) 

56.  A  Massachusetts  colony  law  of  1646,  reciting  that  foreign  fisher- 
men had  been  accustomed  to  use  unsettled  harbors  and  places,  and  to 
take  wood  and  timber  at  their  pleasure,  forbids  fishermen  to  enter  on 
lands  granted  to  any  town  or  person,  or  to  take  wood,  &c.,  there,  with- 
out leave,  unless  employed  by  an  inhabitant,  &c.(5) 

57.  But,  on  the  other  hand,  it  has  been  held,  that  though  the  sea- 
shore, between  high  and  low-water  marks,  be  owned  by  an  individual 
under  a  grant,  the  public  still  have  a  right  to  cross  it  for  the  purpose 
of  fishing,  or  even  to  dig  shell  fish  upon  the  shore  itself;  unless  the 
owner  can  show  an  exclusive  title,  by  prescription.  These  decisions, 
however,  have  been  doubted.(6) 

58.  The  statutory  provisions  in  the  several  States,  in  relation  to 
fishery,  in  addition  to  those  already  incidentally  referred  to,  are  very 
numerous.  Much  the  larger  portion  of  them,  however,  are  local  in 
their  application,  and  acts  of  this  description  do  not   properly  find  a 


(1)  Hart  V.  Hill,  1  Whart.  135-36. 

(2)  Ih.  124. 
(H)  Lay  V.  Kinjr,  5  Day,  72  ;  U  S.  &  R.  9. 


(5)  2  Dane,  707-8. 

(6)  Bapott  V.  Orr,  2  Bos.  &   P.  472  ;  Peck 
V.  Lockwood,  5  Day,  22  ;  Blumiell  v.  Calter- 


(4)  Com  V.  Shaw,  14  S.  &  R.  9.  '  all,  5  B.  &  A.  268  ;  3  Kent,  416,  n. 
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place  in  the  present  work.  From  the  general  tenor  of  the  laws  in  the 
different  States,  it  would  seem  quite  clear  that  Massachiisetts  is  not 
peculiar  in  exercising  legislative  control  over  the  fisheries,  even  in 
rivers  not  navifrable.(a) 

59.  In  Nrassachusetts,(i)  the  Eevised  Statutes  prohibit  the  poisoning 
offish  ;(c)  the  taking  of  pickerel  and  trout,  except  by  hooks  and  lines, 
or  between  December  1,  and  April  1,  ensuing ;  the  taking  of  fish  by 
persons  living  without  the  State,  within  the  harbors  or  waters  of  cer- 
tain towns,  to  be  carried  away  ;  the  taking  of  oysters  from  theirbeds, 
destroying  them,  or  wilfully  obstructing  their  growth,  except  by  license 
from  the  selectmen,  or  by  an  inhabitant  of  the  town,  for  the  use  of  his 
family,  from  September  1  to  June  1 ;  the  taking,  &c.,  of  other  shell 
fish,  (n  certain  towns,  with  the  same  exceptions.  But  the  provisions 
as  to  shell  fish  do  not  extend  to  the  Indians,  or  to  the  using  of  them  for 
bait,  within  a  certain  C[uantity.(l) 

60.  In  Maine,(t/)  the  taking  of  English  herring,  for  smoking  or  pick- 
ling, between  March  1  and  September  1,  and  between  sunset  on  Satur- 
day and  sunrise  on  Monda}^  is  prohibited.  The  kind  of  net  to  be  used 
in'fishing  is  prescribed  ;  and  it  must  be  placed  lengthwise  of  the  stream. 
No  person,  not  a  citizen,  shall  place  any  machine  in  the  waters  of  the 
State,  for  catching  shad,  salmon,  herring  or  alewives.  The  shooting 
of  pickerel  or  trout,  or  spearing  them  at  night,  is  forbidden.  The  same 
provisions  as  to  shell  fish,  as  in  Massachusetts.(2) 

61.  In  Ehode  Island,  oysters  shall  not  be  taken  by  any  mode,  tend- 
ing to  destroy  them  more'^than  the  use  of  tongs ;  nor  between  May  15 
and  September  15.  In  the  taking  of  lobsters,  no  one  shall  use  more 
than  two  pots  or  nets.(3)  (Numerous  local  provisions  as  to  the  ob- 
struction and  taking  offish.) 

62.  In  Connecticut,  any  town  may  regulate  the  taking  of  clams  and 
oysters  within  its  limits,  and  in  the  adjoining  waters  and  flats.  Subse- 
quent acts  provide,  that  towns  may  regulate  fishery  in  ponds,  and  in 
streams.  Where  one  person  makes  a  wear  for  fish  on  a  flat,  within  any 
river,  cove,  creek,  or  harbor,  it  shall  not  be  interrupted  by  another  wear 
on  the  same  flat,  or  in  the  way  of  the  fish  coming  to  the  former,  nearer 
than  three-quarters  of  a  mile,  without  leave  of  court.  Oyster-ponds 
may  be  enclosed  by  the  owner  in  salt  water,  with  the  approbation  of  the 
selectmen,  &c.  Between  March  and  November,  no  person  shall  gather 
oysters  or  shells.     But  this  does  not  apply  to  those  planted  by  the  party 

(1)  Mass.  Rev.  St.  392-5.     See  Sta.  1839,  (      (2)  2  Smith,  889-90-1-2. 
122;   1840,   146,    148;     Hyde  v.   Russell,    2         (3)  R.  I.  L.  508-18. 
Cush.  251.  ' 

(a)  One  of  the  questions  proposed  by  Mr.  Griffith,  in  compiling  liis  valuable  Laiu  Register, 
was,  whether  an  owner  of  land,  upon  a  river  where  the  tide  flows,  has  a  several  fishery  in 
front  of  his  land.  The  same  question,  in  relation  to  fresh  water  streams,  would  probably 
have  elicited  equally  important  information. 

(h)  I  am  unable  to  find  in  the  Revised  Statutes  any  re-enactment  of  the  act,  so  often  re- 
ferred to  in  this  chapter,  givinjx  authority  to  towns  to  regulate  the  right  of  fishery  within 
their  limits.     See  Sts.  1852.  815. 

(c)  So  in  New  York,  (1  Rev.  St.  687.)  South  Carolina,  (3  Brev.  Dig.  129-30,)  and  Ken- 
tuck  v,  (1  Ky.  R.  L  7  2  4.) 

(d)  In  this  State,  recent  acts  (1838,  508;  1837,  401,)  empower  a  single  town,  and 
towns  on  a  certain  river,  to  regulate  fishery  in  their  limits.  Hence  it  might  be  inferred, 
that  towns  in  general  have  not  the  authority  upon  the  subject  existing  in  Massachusetts. 
(But  see  sec.  41.)     By  the  Revised  Blatntes,  flsh-ways  are  provided  for.     Rev.  St.  305. 
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himself.  The  inhabitants  of  the  State  may  plant  in  navigable  waters, 
03\ster.s  brought  from  out  of  the  State,  under  authority  of  a  town  com- 
mittee. But  this  right  is  not  to  aflfect  any  owner  of  lands  having  salt 
creeks  or  inlets,  or  which  are  opposite  or  contiguous  to  the  waters 
where  they  are  planted  ;  nor  the  rights  of  individuals  ;  nor  the  by-laws 
of  any  place;  nor  any  rights  in  a  natural  oyster-bed,  or  in  navigation, 
No  person  but  the  owner,  shall  take  oj^sters  by  night.(l) 

60.  In  New  York,  salmon  shall  not  be  taken  between  October  20, 
and  February  1 ;  nor,  between  these  months,  at  or  below  the  city  of 
New  York,  between  sunset  on  Saturday  and  sunrise  on  Monday ;  nor 
any  net  used  between  these  hours ;  nor,  in  the  months  of  March,  April 
and  May,  a  drift  net,  at  the  above  place.(2)(a) 

61.  In  New  Jersey,  no  one  but  a  resident  citizen,  (except  in  the  Del- 
aware river,)  shall  fish  with  a  seine  elsewhere  than  opposite  his  own 
shore.     The  taking  of  clams  is  also  specially  regulated. (8 )(6) 

65.  In  Delaware,  no  person,  not  a  resident  citizen,  shall  carry  away 
03'-sters,  terrapins,  or  clams.  No  wear  or  net  shall  be  placed  across  the 
channel  of  a  creek  or  river.  But  wears  may  be  made  over  mill-dams 
or  races,  or  on  one's  own  land,  if  not  injurious  to  others.(4) 

66.  In  Virginia,  a  dam  shall  not  be  rebuilt,  without  an  inquiry  by 
jury,  as  to  the  obstruction  of  fish.  And  no  one  shall  place  any  obstruc- 
tion, unless  regularly  authorized.  No  one  shall  shoot,  hunt  or  range, 
fish  or  fowl,  on  the  lands  or  waters  of  another,  without  license.  The 
ownership  of  land  upon  the  ocean,  the  Chesapeake  Bay,  and  its  rivers 
and  creeks,  extends  to  low-water  mark ;  but  any  one  may  fish,  fowl 
and  hunt,  on  such  shores  as  are  now,  (1819,)  used  as  commons. 
The  act  does  not  apply  to  a  creek  or  river  included  in  any  surve}- ,  and 
is  subject  to  some  exceptions,  by  virtue  of  former  acts.  The  rights  of 
opposite  owners  may  be  fixed  by  commissioners.(5)(c) 

67.  In  South  Carolina,  a  statute  requires  the  owners  of  existing 
dams,  to  make  slopes  or  openings  for  the  passage  offish,  the  sufficiency 
of  which  is  to  be  determined  by  commissioners.(6)  Commissioners  are 
also  appointed  to  make  fish  sluices  in  rivers,  the  obstruction  of  which 
is  a  public  nuisance.  All  fishing  with  nets,  traps,  &c.,  within  eighty 
yards  of  dams  erected  by  the  State,  for  the  purpose  of  making  rivers 
navigable,  and  having  sluices,  is  prohibited.  Where  a  dam  is  built  for 
the  propelling  of  machinery,  the  owner  may,  at  his  election,  leave  sixt37- 
feet,  in  width,  of  the  river  open,  or  keep  open  a  sluice  in  February, 
March  and  April. (7) 

68.  In  North  Carolina,  in  the  la/jing  off  o?  rivers,  the  commissioners 
shall  allow  three-fourths  to  the  owner,  to  erect  stops,  dams  and  stands, 

(1)  fbn.  St.  236-41-2-7-8;  1842,  48-50  ;  1  6.  See  also  Mardin  v.  Waddell,  IG  Pel.  3G7. 
1845,41-2.     See,  also,  St.  1838,   26.  1      (5)  2  Yir.  Rev.  C.  230,  311,  341 ;  Code,  525. 

(2)  1  N.  Y.  Rev.  St.  687-8.  I  See  St.  1840-1,  90. 

(3)  2   N.  J.    L.    156-7;  St.  1845,  85;   El- i      (6)  3  Brev.  120,  etseq. 
mer's  Di^.  205.  (7)  S.  C.  St.  1827,  p.  79. 

(4)  Dela.  St.  274,  552.     See  lb.  1843,  465-  | 

{a)  For  the  mutual  privileges  of  tlie  States  of  New  York  and  Xew  Jensey,  in  relation  to 
fisliery,  see  N.  Y.  L.  1834,  10. 

(b)  For  the  compact  between  Pennsylvania  and  New  Jersey,  as  to  fishery  in  the  Delaware, 
see  1  N.  J.  L.  67.     As  to  other  provisions  on  the  same  subject,  see  St-  1845,  152. 

(c)  In  Virginia,  a  grant  of  land  to  the  United  States,  sometimes  reserves  the  riglit  of 
drawing  a  seine  upon  the  land.     1  Rev.  C  49. 
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and  one-quarter,  including  the  deepest  part,  for  the  passage  of  fish. 
They  shall  also  require  a  sufficient  slope  in  mill-dams.  The  part  thus 
left  open  shall  not  be  obstructed.  No  net  shall  be  placed  across  the 
main  channel  of  a  navigable  stream,  nor  au}^  obstruction  to  fish,  more 
than  tliree-quarters  across  the  channel.  SuV)ject,  however,  to  the  right 
of  any  person  to  work  and  haul  a  seine,  as  heretofore.  B}^  a  late  act, 
seines,  kc,  are  forbidden  in  navigable  waters. (1) 

69.  In  Alabama,  where  one  erects  a  fish-dam  on  a  water-course,  re- 
ported to  be  navigable  by  a  United  States'  surveyor,  he  shall  open  in 
the  deepest  channel,  one-third  of  the  stream,  including  the  main  chan- 
nel. (2) 

70.  In  Michigan,  the  diversion  from  their  natural  course  o'i  icliite  fish 
is  forbidden. (8) 


CHAPTER   LXXIY. 

TITLE  TO  REAL  PROPERTY. 


2.  Definition  oftitle. 

8.  Stages  or  degrees — possession. 

4.  Right  of  possession — entry. 

6.  Apparent  and  actual  right. 


8.  Loss  of  right  of  possession — right  of 

2yroperty. 

9.  Discontinuance. 

10.  Complete  title. 

11.  Remitter. 


1.  Having  considered  the  several  kinds  of  real  property,  and  the 
estates  or  interests  that  may  be  owned  therein  ;  we  now  proceed  to  treat 
of  the  title  to  such  property,  and  the  modes  of  acquiring  or  losing  such 
title. 

2.  Lord  Coke  defines  a  title  as  '■'■justa  causa  j^ossidendi  id  quod  nostrum 
esty  Id  other  words,  it  is  the  means  whereby  the  owner  of  lands  hath 
the  just  possession  of  his  property. (4) 

3.  There  are  several  stages  or  degrees  of  title  to  real  property.  The 
first  is,  mere  occupancy  or  j^ossession.  Without  this,  on  the  one  hand, 
no  title  is  complete  or  perfect;  while,  on  the  other  hand,  possession 
alone  is  sufficient  to  give  a  prima  fiicie  good  title.  Thus,  if  an  owner  of 
land  is  disseized,  or  turned  out  of  possession  wrongfully;  although  the 
disseizor  gains  a  mere  naked  possession,  which  the  owner  may  at  any 
time  defeat  by  entry,  yet  until  such  entry  is  made  the  disseizor  has  a 
prima  facie  good  title.(a) 

4.  The  next  step  to  a  perfect  title  \s,  jus  possessionis^  the  right  of  posses- 
sion. In  the  case  supposed  of  a  disseizin,  this  right  is  in  the  disseizee, 
while  the  possession  is  in  the  disseizor.(5) 

5.  At  common  law,  where  a  party  wdio  had  entered  wrongfully  either 

(1)  IK  G.   Rev.  St.   535-G;  St.  1844-5,  (       (3)  Mich.  L.  475. 
62.  (4)  Co.  Lit.  345  b. 

(2)  Aik.  Dig.  442.  I       (5)  Co.  Lit.  266  a. 

(a)  Where  a  eon  goes  into  possession  of  his  father's  land  and  irakes  improvements,  a  jury 
cannot  infer  from  this  fact  alone  a  gift  by  the  father.     Hugus  v.  "Walker,  12  Peun.  173. 
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conveyed  the  land  to  another  person,  or  died  and  transmitted  it  to  his 
heir,  the  rightful  owner  could  not  regain  possession  by  mere  entr}^,  but 
must  resort  to  an  action  for  that  purpose  ;  because  the  purchaser  or  the 
heir  was  presumed  to  come  in  rightfully,  and  could  not,  therefore,  be 
summarily  turned  out.  But  this  rule  has  been  changed  by  statute,  as 
will  be  seen  hereafter.(])    (Ch.  75.) 

6.  The  right  of  possession  is  either  apparent,  or  actual  Thus,  the 
heir  of  a  disseizor,  at  common  law,  had  an  apparent  right,  because  not 
subject  to  be  turned  out  by  mere  entry;  while  the  actual  right  was  in 
the  disseizee,  who  might  enforce  it  by  a  real  action. 

7.  Where  an  owner  brings  his  action  to  recover  possession  of  the 
land,  within  the  time  fixed  by  the  statute  of  limitations,  he  may  regain 
it  by  judgment  of  law.  But  if  he  neglect  to  bring  an  action  within  that 
time,  he  loses  his  right  of  possession, 

8.  There  still  remains,  however,  the  last  stage  or  degree  of  title,  jus 
proprietatis,  the  right  of  property.  In  this  case,  the  estate  is  said  to  be 
divested,  and  turned  to  a  mere  right — merum  jus ;  to  enforce  which,  and 
regain  the  land,  no  possessory  action  will  lie,  but  only  a  real  action,  or 
writ  of  right 

9.  In  some  cases,  a  conveyance,  by  tlie  lawful  tenant  of  land,  of  a 
greater  estate  than  he  has  the  right  to  dispose  of,  reduces  the  lawful 
owner  to  a  mere  right  of  property.  Thus,  if  a  tenant  in  tail  undertake 
to  convey  in  fee,  the  issue,  or,  for  want  of  issue,  the  reversioner  or  re- 
mainder-man, after  his  death,  can  regain  the  estate  only  by  a  writ  of 
right.  The  same  rule  applies,  where  a  parson,  seized  jure  parochice,  or 
a  husband,  ywre  uxoris,  undertakes  to  convey  the  fee.  Either  of  the 
above-named  conveyances  is  called  in  law,  a  discontinuance. 

10.  Possession,  the  right  of  possession,  and  the  right  of  property, 
termed  in  the  ancient  law,  '■'■juris  etseisinm  conjunctio,^''  are  necessary  to 
constitute  a  complete  title.  The  right  of  possession  and  the  right  of 
property,  are  called  '"''jus  chqjlicatum,''^  or  droit  droit. 

11.  Where  one  comes  into  possession  of  land  having  two  titles,  the 
one  imperfect,  and  the  other  perfect,  he  shall  hold  it  by  the  latter.  Thus, 
if  a  tenant  in  tail  discontinue  the  estate  by  a  conveyance  in  fee,  after- 
wards disseize  the  discontinuee,  or  grantee,  and  die  seized  ;  his  heir 
shall  hold  as  heir  in  tail  under  the  original  title,  and  not  under  the  title 
acquired  by  the  disseizin.  This  operation  of  law  is  termed  a  remitter, 
and  the  heir  is  said  to  be  remitted.  Of 'course,  the  grantee  can  maintain 
no  action  against  the  heir  for  the  land,  as  he  might  do  if  the  latter 
claimed  under  the  later  title.  The  reason  of  the  rule  is,  that  inasmuch 
as  the  heir  is  himself  in  possession,  there  is  no  party  against  whom  he 
could  maintain  an  action  upon  his  perfect  title. 

12.  The  doctrme  of  remitter  is  applicable,  only  where  the  defective 
title  comes  to  a  party  by  act  of  law,  such  as  descent ;  not  where  he  ac- 
quires it  by  purchase  or  his  own  voluntary  act,  for  this  is  regarded  as 
a  waiver  of  the  better  title. , 

13.  And  the  principle  is  of  course  inapplicable,  where  the  party  who 
inherits  a  defeasible  title  has  been  legally  barred,  by  the  act  of  his  an- 
cestor, of  the  estate,  which  he  would  otherwise  have  inherited  ;  as  where 

(1)  Co.  Lit.  237  b,  238  a,  256  a;  Lit.  402. 
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a  tenant  in  tail,  in  the  United  States,  has,  hy  a  conveyance,  barred  the 
en-tailment.(l)(a) 


CHAPTER    LXXV. 


TITLE  BY  PRESCRIPTION. 


1.  General  division  of  the  modes  of  acqui- 

ritijif  title. 

2.  Prescription — nature  and  foundation  of 

the  title. 
6.  To  what  kind  of  property  applicable; 
whether  to  lands  and  tenements. 

13.  Frei-criptiou  positive  or  negative. 

14.  Prescription  and  custom  ;  points  of  re- 

semblance and  distinction. 

22.  Prescription  in  the  person,  or  in  a  que 

estate. 

23.  To  what  rights  applicable ;  matters  of 

record  ;  grant ;  lost  grant. 
25   Qiie  estate,  for  what. 


27.  Time  of  prescription. 
31.  What  user  necessary;  continued,  peace- 
able, &c. 
33.  Certainty,  reasonableness,  &c. 

37.  Wheliier  one  may  prescribe  against  a 

statute. 

38.  Constitutional   rights,    no    prescription 

against. 

39.  One  prescription  cannot  contradict  an- 

other. 

40 .  How  destroyed. 

44.  Descent  of  prescriptive  right. 

45.  Prescription  in  tlie  United  States. 


1.  The  general  classification  of  the  modes  of  acquiring  title  to  real 
property,  is :  1,  by  descent ;  2,  by  purchase.  The  correctness  of  this  di- 
vision, however,  has  been  of  late  denied,  and  the  substitute  proposed, 
of  a  division  into  title  by  purchase,  to  which  the  act  or  agreement  of 
parties  is  necessary,  and  title  hy  law.,  including  not  only  descent,  bat 
also  escheat,  and  some  other  modes  of  acquisition  of  a  somewhat  mixed 
character.(2)(&)     In  this  uncertainty  as  to  the  most  correct  2)hiIoso2)hical 

(1)  Co.  Lit.  325  a;  Lit.  sec.  658,  661;  Srroffe,  10  Mees.  &  W.  608;  Draughan  v. 
Bl.  Com.  20;  Co.  Lit.  349  b;  Doe  v.   Wood-    French,  4  Port.  352. 

j      (2)  Co.  Lit.  18  b,  n.  2;    1  Sleph.  354. 

(a)  A  principle  analogous  to  that  of  remitter  was  applied  in  the  following  case.  A  being 
disseized,  and  liaving  lost  his  right  of  entry,  but  not  of  action,  entered,  and  was  sued  by  tlie 
disseizor.  Held,  he  might  set  up  his  title  by  way  of  rebutter,  as  a  defence.  So,  also,  in  rela- 
tion to  the  whole  laud,  though  he  was  originally  a  tenant  in  common,  and  received  the  shares 
of  the  other  tenants,  while  disseized.     Wade  v.  Lindsoy,  6  Met.  407. 

Land  conveyed  was  described  as  bounding  on  that  of  an  adjoining  owner,  of  a  part  of  which 
land  the  grantor  was  in  feet  di.sseized,  sucli  adjoining  owner  being  then  in  the  occupation  of 
that  pnrt,  under  a  mistaken  belief  of  both  that  the  Hue  of  occupation  was  the  true  line.  The 
grantee  entered,  removed  the  fence  fro;n  the  supposed  to  the  true  line,  aud  remained  in 
possession  accordingly.  Held,  by  way  oi  rebutter,  and  to  avoid  circuity  of  action,  lie  might 
avail  himself  of  his  title,  in  defence  to  a  writ  of  entry  brought  by  the  adjoining  owner.  Cleave- 
land  V.  Flagg,  4  Cush.  76, 

(b)  Curtesy  and  dower  are  sometiines  classed  under  tiie  head  of  title  ly  descent.  4  Kent, 
373  ;  Co.  Lit.  18  b,  and  n.  106.  With  regard  to  the  title  by  escheat,  which  in  the  English 
law  is  of  strictly  feudal  character,  aud  of  course  has  no  existence  precisely  as  such  in  the 
United  States;  it  may  be  sutficieut  to  remark,  in  the  language  of  Chancellor  Kent,  that  ly 
a  universal  principle  of  American  law,  when  the  title  to  land  Aiils  from  defect  of  lieiis  or 
devisees,  it  necessarily  reverts  or  escheats  to  the  people,  as  forming  part  of  the  common  stock 
to  which  the  whole  community  is  entitled.  Wlienover  the  owner  dies  intestate,  without 
leaving  any  inheritable  blood,  or  if  the  relations  whom  he  leaves  are  aliens,  the  lands  vest 
immediateiy  in  the  State  by  operation  of  law.  So,  if  an  alien  comes  to  the  possession  of 
land  bv  purchase,  the  State  may  claim  it  through  an  inquest  of  ofBcc,  instituted  by  an  au- 
thorized public  officer.  4  Kent,  423-4.  (See  ante,  vol.  I.,  ch.  2;  Inha,  ch.  77.)  In  case 
of  escheat,  the  land  is  still  liable  to  creditons.  Evans  v.  Brown,  5  Beav.  114.  In  Vermont, 
in  case  of  escheat,  the  land  may  be  claimed,  by  one  entitled,  within  thirty-seven  years. 
Rev.  St.  299, 
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arrangement  of  the  subject,  I  prefer  to  adopt  a  succession  of  titles, 
founded  in  part  upon  their  respective  analogy  to  what  has  gone  before, 
and  to  each  other,  and  in  part  upon  their  comparative  practical  impor- 
tance. With  reference  to  the  I'ormer  of  these  principles  of  classifica- 
tion, the  title  to  real  property  first  in  order,  as  the  most  natural 
sequence  to  the  subject  of  title  in  general,  considered  in  the  last  chapter, 
is  title  hy  prescription  and  custom. 

2.  Title  to  real  property  hj  jyrescription,  is  that  title  which  arises  from 
a  long  and  continued  possession  thereof;  and  is  founded  upon  the  pre- 
sumption, that  the  party  would  not  have  been  allowed  by  other  claim- 
ants to  hold  such  possession,  without  a  just  and  paramount  right.fa) 

3.  Prescription,  in  the  ancient  sense  of  the  word,  rests  upon  the  sup- 
position of  a  grant ;  and  therefore  the  use  or  possession  on  which  it  is 
founded  must  be  adverse,  or  of  a  nature  to  indicate  that  it  is  claimed  as 
a  right,  and  not  the  effect  of  indulgence,  or  of  any  compact  short  of  a 
grant.  Presumptions  of  this  nature  are  adopted,  from  the  general  in- 
firmity of  human  nature,  the  difficulty  of  preserving  muniments  of  title, 
and  the  public  policy  of  supporting  long  and  uninterrupted  possessions. 
They  are  founded  upon  the  consideration,  that  the  facts  are  such  as 
could  not,  according  to  the  ordinary  course  of  human  affairs,  occur, 
unless  there  was  a  transmutation  of  title  to,  or  an  admission  of  an  ex- 
isting adverse  title  in,  the  party  in  possession. (1) 

4."lt  is  said,  every  prescription  is  against  common  right.{2) 

5,  A  prescription,  which  deprives  the  owner  of  the  whole  interest 
and  profit  of  his  land,  is  not  good.  Otherwise  with  one  which  re- 
strains a  particular  profit  only. (3) 

6.  Prescription,  technically  so  called,  is  generally  treated  as  exclu- 
sively applicable  to  incorporeal  hereditaments^^)' upon  the  ground  that 
more  certain  evidence  may  be  had  of  a  title  to  lands,  &c. ;  although 
Bracton,  borrowing  his  doctrine  from  the  civil  law,  seems  to  consider 
it  as  alike  effectual  with  respect  to  corporeal  and  incorporeal  prop- 
erty.(c)  And,  according  to  liittleton  and  Lord  Coke,  there  may  be  a 
tenancy  in  common  of  land  by  prescription;  as  where  one  and  his 
ancestors,  or  they  v^hose  estate  he  hath  in  one  moiety,  have  held  it  in 


(1)  Gayetty  v.  Betlmne,  14  Mass.  53;  Ri- 
card  V.  Williams,  7  Wheat.  109;  Donuell  v. 
Clark,  1  Appl.  174. 


(2)  London's  case,  8  Rep.  125  ;  3  Cruise, 
309. 

(3)  Punsany  i;.  Leader,  1  Leon.  11. 


(a)  Mere  reputation  of  title  is  to  be  distinguished  from  prescription.  Title  to  real  estate 
caniiot  be  acquired  in  the  former  mode.  South,  &c.  v.  Blakeslee,  13  Conn.  227.  Thus, 
evidence  of  a  prevalent  opinion  in  the  neighborhood,  that  certain  premises  belonged  to  the 
State,  or  city,  is  inadmissible,  as  sucli  fact  could  not  prevent  the  acquisition  of  title  thereto 
by  diWeizin.  Casey  v.  Inloes,  1  Gill,  430.  So,  on  the  other  hand,  where  there  was  a  con- 
tinued possession  of  land  for  torty-sevcn  years,  though  the  party  in  possession  had,  during 
that  time,  declared,  that  he  did  not  believe  there  was  a  grant,  and  attempted  to  procure  one 
from  the  Slate;  held,  the  evidence  should  go  to  the  jury,  whether  a  grant  had  been  made,  anT 
that  a  grant  could  be  presumed.  BuUard  v.  Barksdale,  Hired.  461.  Tradition  may  bo 
good  evidence  of  boundaries.  Thus,  aged  men  may  testify  to  what  they  have  heard  said  by 
oilier  old  men,  since  deceased.  Woosler  v.  Butler,  13  Conn.  309.  Possessions  of  ancient  date 
of  which  tlicro  can  be  no  living  witnesses,  and  of  which  no  written  evidence  can  be  pre- 
.sumed  to  exist,  may  be  proved  by  hear.«ay,  and  other  evidence,  which  would  not  be  admis- 
sible to  prove  modern  facts.     Casey  v.  Inloes,  1  Gill,  430. 

Ih)  Thus  it  is  held  not  to  apply  to  a  right  to  the  use  of  a  saw-mill  erected  on  another's 
land.     Ferris  v.  Brown,  3  Barb.  105. 

(c)  There  are  many  instances,  in  which  courts  have  considered  that  a  jury  are  warranted 
in  presuming  anything  in  support  of  the  future  quiet  of  a  long  possession.     Ang.  on  Lim.  29. 
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common  with  the  other  tenant,  who  hath  the  other  moiety,  and  with 
his  ancestors,  &c.,  timeout  of  mind.  The  principle,  of  course,  does  not 
apply  to  joint  tenants,  on  account  of  survivorship.(l) 

7.  Neither  custom  nor  prescription  can  give  a  riglit  to  erect  a  build- 
ing on  another's  land.  This  is  a  mark  of  title,  and  of  exclusive  enjoy- 
ment, which  requires  the  higher  evidence  of  corporeal  seizin,  and  in- 
heritance.(2) 

8.  In  this  country,  the  doctrine  of  Bracton,  that  a  grant  of  lands,  as 
well  as  incorporeal  hereditaments,  may  be  presumed,  seems  to  have 
been  generally  adopted.  Thus,  in  Massachusetts,  where  husband  and 
wife  joined  in  a  deed  of  her  land,  but  the  deed  contained  no  words  of 
conveyance  by  her  ;  and  the  grantee  and  his  assigns  were  in  possession 
fifty  years,  and  the  wife  and  her  children  lived  in  the  immediate 
vicinity;  it  was  held,  that  the  jury  might  presume  a  grant  from  the 
wife  to  the  husband,  previous  to  his  conveyance.  So,  in  the  same 
State,  it  is  held,  that  an  adverse  possession  for  twenty  years  or  more 
warrants  the  presumption  of  a  deed,  and  of  the  doing  of  all  acts  neces- 
sary to  give  it  effect.(3) 

!).  It  is  said  by  Judge  Stor}^,  that  a  grant  of  land  may  as  well  be 
presumed^  as  a  grant  of  a  fishery,  or  of  common,  or  of  a  way  ;  and, 
where  the  other  circumstances  are  very  cogent  and  full,  there  is  no 
absolute  bar  against  the  presumption  of  a  grant,  within  a  period  short 
of  the  statute  of  limitations.(-i)(a) 

10.  So,  it  has  been  held  in  Maryland,  that  although  the  law  requires 
deeds  to  be  recorded,  j'et,  for  the  purpose  of  quieting  possession,  upon 
proper  foundations,  the  court  will  direct  the  jury  to  presume  the  exist- 
ence of  a  deed. (5)  And  a  grant  will  be  presumed,  where  there  has 
been  an  actual,  adverse,  exclusive,  and  continuous  possession,  under  a 
claim  of  title,  for  twenty  years;  and  it  is  not  necessary  that  the  jury, 
in  their  consciences,  should  believe  in  the  actual  execution  of  any  such 
grant.(6)  So,  in  Ohio,  alter  possession  for  twenty  years,  in  Kentucky  for 
thirty  years,  in  case  of  a  clear  equitable  claim,  a  deed  will  be  pre- 
sumed.    But  the  acknowledgment  of  a  deed  cannot  be.(7) 

11.  So  it  has  been  held  in  New  York,  that  where  A  dies  in  posses- 
sion of  land,  to  which  possession  his  heirs  succeed,  and  retain  it  over 
eighteen  years  ;  a  purchase  by  A  may  be  presumed.  Also,  that  where 
an  order  of  the  council  of  the  colony  is  proved,  for  the  survey  of  a  lot 
as  allotted  to  B,  and  a  survcN',  but  no  patent  on  record  ;  such  patent  to 
B,  and  a  deed  from  him  to  A,  shall  be  presumed. (8)     So,  where  a  per- 


(1)  Brae.  lib.  2,  ch.  22;  3  Cruise,  307-8; 
Ang.  on  Lim.  23  ;  Lit.  310;  Duncan  v.  Clark, 
1  Watts,  217  ;  Holyoke  v.  Haskiiis,  5  Pick. 
27. 

(2)  Cortelyou  v.  Van  Brundt,  2  John.  362. 

(3)  Melviu  V.  Propr's,  &c,  IG  Pick.  137; 
Propr's,  &c.  V.  Bullard,  2  Met.  363.  See, 
also,  Ryder  v.  Hathaway,  21  Pick.  298; 
Valentine  v.  Piper,  22,  85  ;  White  v.  Loring, 
24,  319;  Arnock  v.  Holman,  3  Strobh.  122  ; 
Den  V.  Mulford,  1  New  Jersey,  500 ;  Stock- 
dale  V.  Young,  3  Strobh.  501  n. ;  Brackett 
V.    P>ans,    1   Const.   79;    King  v.  Little,    1 


Gush.  436;  Metcalf  v.  Van  Benthuysen,  3 
Comst.  424;  Baird  v.  Wolfe,  4  Met.  549; 
Fauntberry  v.  Henderson,  12  B.  Mon.  447; 
Blake  v.  Davis,  20  Ohio,  231 ;  Doe  v.  Eslava, 
11  Ala.  1028. 

(4)  llieard  v.  Wi!liam!3,  7  Wheat.  109,  110. 

(5)  Burke  v.  Negro,  &e.,  6  G.  &  Joliu.  141. 

(6)  Casey  v.  Inloes,  1  Gill,  430. 

(7)  Coureir  v.  Graham,  1  Ohio,  349.  (But 
see  5,  456 ;)  Berthelemy  v.  Johnson,  3  B. 
Monr.  92;  Iloads  v.  Symmes,   1  Ohio,  316. 

(8)  Jackson  v.  McCall,  10  John.  377. 


(a)  So,  in  Pennsylvania,  a  boundary  line  acquiesced  in  for  thirty  years,  without  fraud,  is 
conclusive  of  the  title.     Chew  v.  Morton,  10  Watts,  321. 
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son  entered  upon  land  under  a  contract  to  purchase,  and  continued  in 
possession  over  thirty  years,  claiming  as  owner;  held,  a  deed  in  fee 
from  the  original  vendor,  or  from  one  succeeding  to  his  rights,  might 
be  presumed.  So,  it  seems,  after  twenty  years.(l)  In  Alabama, 
twenty  years'  possession,  under  claim  of  title,  raises  the  presumption  of 
a  grant.(2) 

12,  So  in  Maine,  a  grant  of  wild  land,  unoccupied,  has  been  pre- 
sumed, after  seventy  years'  adverse  claim,  where  the  claimant  had 
been  taxed  as  owner,  and  held  offices  in  the  corporation  of  pro- 
prietors. (3)(a) 

12  a.  The  defendant,  in  an  action  of  trespass  to  try  title,  claimed  the 
land  under  a  release  to  A  from  the  original  grantee,  made  in  1799, 
also  a  release  from  the  heirs  of  A  to  B  in  1806.  It  appeared  that  there 
was  a  continuous  possession  under  A's  title  from  1799,  and  the  defend- 
ant had  actual  possession  of  part  of  the  tract,  claiming  the'whole,  from 
1819,  nearly  thirty  years  before  the  trial.  Held,  the  time  was  sufficient 
to  raise  the  presumption  of  a  deed,  or  other  intermediate  conveyances 
of  the  title  of  A  and  B  to  the  defendant.(4:) 

lo.  The  practical  importance  of  the  question  above  referred  to,  is 
much  diminished  by  the  fi\ct,  that  both  in  England,  and  in  all  the' 
United  States,  it  is  provided  by  express  statutes,  that  the  uninterrupted 
possession  of  land  for  a  certain  period  shall  confer  an  absolute  title 
thereto ;  or,  in  other  words,  that  after  the  lapse  of  such  period,  no 
adverse  claimant  shall  have  any  right  of  entry  or  of  action,  to  regain 
the  land.  Upon  this  ground,  it  is  said,  there  are  two  kinds  of  pre- 
scription in  the  English  law ;  the  one  at  common  law,  arising  irom 
immemorial  usage,  and  called  a  positive  prescription  ;  the  other,  founded 
upon  express  statutes  of  limitation^  and  called  negative.  The  latter  of 
these  subjects  will  be  considered  in  the  next  chapter. (5) 

14.  A  mode  of  acquiring  title  very  nearly  allied  to  the  title  by  pre- 
scription, is  custom.  The  principles  which  govern  these  two  titles  are, 
in  general,  the  same ;  though  there  would  seem  to  be  no  doubt,  that 
the  latter  is  exclusively  applicable  to  incorporeal  hereditaments. 

15.  The  distinction  between  prescription  and  custom  is  said  to  be, 
that  custom  is  a  local  usage^ih)  not  annexed  to  the  person  ;  as,  for 
instance,  for  all  the  tenants  of  a  manor  to  have  common  of  pasture ; 
while  prescription  is  always  annexed  to  a  i)articular  person.  An 
easement  is  said  to  be  a  service  or  convenience  that  one  neighbor  hath 
of  another^  and  may  be  claimed  by  prescription  ;    but  a  multitude  of 

(1)  Maltonner  v.  Dimmick,  4  Barb.  566.       ,      (4)  Gray  v.  Bal.es,  3  Strobh.  493. 

(2)  ^^todder  v.  Powell,  1  Stew.  287.  (5)  3  Cruise,  307.     See  Lewis  v.  Carstairs, 

(3)  Farrar  v.  Merrill,  1  Greenl.  17.  |  5  Watts  &  S.  205. 


(a)  It  is  a  case  somewliat  analogous  to  the  presumption  of  a  grant,  wliere  a  claimant  has 
stood  by  and  seen  improvements  made  upon  the  land  by  anotiier.  In  such  case,  tlie  former 
is  estojyped  in  equity  to  assert  a  title.    Iliginbothara  v.  Burnet,  5  John.  Cha.  184.    See  F.-kippel. 

(ft)  Common  examples  of  claims  by  custom,  in  I'ajgland,  are  way-going  crops,  (Wiggles- 
worth  V.  Dallison,  1  iJoug.  201;  Beavan  v.  Delahay,  1  IL  Bl.  5;)  gleaning,  (Steel  v.  Hough- 
ton, 1  11.  Bl.  51 ;  "Worlledge  v.  Manning,  lb.  53,  n. ;  Rex  v.  Price,  4  Burr.  1925  ;)  playing 
at  games,  (Kitch  v.  Rawling,  2  H.  Bl.  393;)  erecting  booths  at  fairs,  (Tyson  v.  Smith,  9  Ad. 
&  ¥.]].  401 ;)  methods  of  taking  down  buildings  in  a  city,  (Bradbee  v.  Goveroor.s  &c.,  2 
Dowl.  P.  C.  164;)  taking  stones  from  a  beach  to  repair  the  highwaj',  (Clowes  v.  Beck,  7 
Eng.  L.  &  J''.qu.42.)  A  right  may  be  claimed  hy  2''rescnption  for  individuals,  or  the  inhabit- 
ants of  a  particular  district,  to  pass  a  gate,  freo  of  toll.    Panton,  &c.  v.  Bishop,  11  A^erm.  198. 
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persons  cannot  prescribe  for  an  easement,  thougli  they  may  plead  a 
custom.(l) 

16.  A  custom  to  take  a  profit  in  alieno  solo  is  bad.  Such  right  can 
be  claimed  only  by  prescription,  if  at  all, 

17.  Thus  a  custom,  for  the  inhabitant  landholders  of  a  parish  to  dig 
or  take,  from  closes  adjoining  the  sea-shore,  sand  drifted  to  them  from 
the  shore,  is  void  ;  1.  Because,  the  sand  becoming  part  of  the  soil,  it 
is  a  custom  to  take  profits  m  alieno  solo  :  2.  Because  of  uncertainty, 
the  sand  not  being  distinguishable  from  the  soih  So  a  custom  for  all 
the  citizens  of  the  State  to  take  seaweed  thrown  upon  the  shore. (2) 

18.  A  right  to  store  lumber  is  a  j^i'^fit  in  another's  soil,  that  must  be 
prescribed  for  in  a  que  estate,{a)  and  cannot  be  claimed  by  custom. (o) 
So  a  claim  of  a  right  to  pile  and  deposit  wood,  &c.,  upon  another's 
land,  at  pleasure,  is  a  claim  of  an  interest  or  profit  in  the  soil.(l) 

19.  The  same  evidence  does  not  authorize  a  finding  of  a  customary 
right  in  all  the  occupiers  within  a  district,  and  a  prescriptive  right  to 
the  same  thing  in  respect  to  a  particular  estate  within  the  district.  A 
custom  for  all  the  inhabita)its  of  a  parish  to  play  at  games,  &c.,  in  the 
close  of  A,  at  all  seasonable  times,  is  good.  But  not  a  custom  for  all 
persons  /o?"  the  time  being  in  said parish.{d)(b) 

20.  If  the  existence  of  a  custom  at  a  distant  time  is  shown,  and  there 
is  no  proof  of  its  non-existence  at  any  certain  time,  a  jury  may  infer 
that  it  went  back  to  the  reign  of  Richard  I,  or  the  time  of  legal  mem- 
ory.(6) 

21.  A  right  in  the  occupant  of  an  ancient  messuage,  to  water  his 
cattle  at  a  pond,  and  take  the  water  for  domestic  uses,  is  im  easement, 
not  a  profit  a  prendre  in  another's  soil. (7) 

21a.  It  is  not  an  unreasonable  custom,  that  a  tenant,  who  is  bound 
to  use  and  cultivate  his  farm  according  to  the  rules  of  good  husbandry 
and  the  custom  of  the  country,  should  be  entitled,  on  quitting  the  farm, 
to  charge  his  landlord  with  a  certain  portion  of  the  expense  of  neces- 
sary' drainage,  done  without  his  landlord's  consent  or  knowledge. (c)(8) 
So  a  custom  of  a  particular  place,  for  the  owner  of  a  lot  of  land,  after 
giving  notice  to  the  owner  of  an  adjoining  lotto  build  his  half  of  a  par- 
tition fence,  and  his  refusal  to  do  so,  to  build  the  whole,  and  hold  the 


(1)  2  John.  362;  Co.  Lit.  1 13  b  ;  4  Rep. 
31;  3  Cruise,  309. 

(2)  Blewitt  V.  Treo'onnintr,  5  Nev.  &  Man. 
234;  Grim.stead  v.  Marlowe,  4  T.  R.  717; 
Ketij'oii  V.  Nichols,  1  R.  L  106.  See  Fletcher 
V.  Sui<ell,  2,  267. 

(3)  Ackerman  v.  Sbelp,  3  Ilalst.  130;  6 
Co.  59  b.  I  Eq.  119 

(4)  Litllefield  v.  Maxwell,  31  Maine,  134, 


(5)  Blewitt  V.  Tregonning,  5  Nev.  &  M- 
308;  Fitch  v  Rawling,  2  H.  Bl.  393;  Fitcli 
V.  Fitch,  2  Esp   54:^.  " 

(6)  Lenckhart  v.  Cooper,  7  Car.  &,  P.  119. 

(7)  Manning  v.  Wa.sdale,  5  Ad.  &  Ell.  758. 
See  Bailey  v.  Appleyard,  8  Ad.  &  Ell.  161. 

(8)  Mousley  v.  Ludlani,  9  Eug.  Law  and 


(a)  See  sec.  22. 

(b)  Averment  of  a  lost  grant  from  the  owner  of  a  beach  to  a  town,  to  the  use  of  its  in- 
habitants, to  take  .seaweed  lor  manuring  their  lands.  The  evidence  was,  that  individual 
inhabitants  had  been  accustomed,  from  an  early  period,  to  take  seaweed  for  such  purpose. 
Held,  the  above  averment  was  not  proved.     Sde  v.  Pratt,  19  Pick.  191. 

(c)  Where  parol  evidence  was  offered  to  prove  a  custom  of  a  place,  by  which  all  leases 
expired  at  a  certain  time;  lield,  the  lease  itself  must  first  be  proved,  and  then  any  ini-ident 
to  it  could  be  shown  by  parol  evidence;  but  incidents  could  not  be  lirst  proved,  to  estab- 
lish the  contract.     Moore  v.  Easoii,  11  Ired.  568. 
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party  refusing  for  his  share  of  the  expense,  is  a  reasonable  and  just 
custom,  and  may  be  enforced. (1) 

22.  Piescription  is  either  a  personal  right,  exercised  by  one  and  his 
ancestors,  or  by  a  corporation  and  their  predecessors,  and  called  a  pre- 
scription in  the  person ;  or  else  it  is  attached  to  the  ownership  of  a  cer- 
tain estate,  and  called  a  prescription  in  a  que  estate.  The  latter  must 
always  be  laid  in  the  owner  of  the  fee,  even  though  set  up  by  one 
claiming  a  particular  estate ;  because  the  nature  and  commencement  of 
the  interest  of  the  latter  clearly  negatives  any  immemorial  occupancy. 
Hence  he  must  prescribe,  if  at  all,  under  cover  of  the  tenant  in  fee.(2) 

23.  Prescription  is  said  to  be  wholly  a  usage  in  j^ais,  and  therefore 
does  not  apply  to  rights  which  originate  by  matter  of  record,  as,  in  Eng- 
land, to  deodands.  So  also  it  applies  only  to  such  things  ap  might  law- 
fully be  the  subjects  of  a  grant,  reservation  or  deed ;  being  founded 
upon  the  supposition  of  a  grant,  once  made,  but  now  lost.(a)  But,  on 
the  other  hand,  prescription  does  not  lie  for  anything  in  a  que  estate, 
which  lies  in  grant ;  but  only  for  a  thing  claimed  in  a  man  and  his  an- 
cestors, because  he  comes  in  by  descent,  without  deed. (3) 

24.  From  modern  usage,  a  jury  may  infer  an  immemorial  right,  in 
the  absence  of  contrary  evidence.(4) 

25.  Where  one  pleads  a  right  by  prescription  que  estate,  as,  for  in- 
stance, a  right  of  common,  and  the  plaintiff  traverses  such  right,  and 
produces  an  ancient  grant  of  a  right  of  common,  without  date  ;  this  is 
not  conclusive  against  the  plea,  because  the  grant  may  be  either  prior 
to  the  time  of  memory,  or  made  merely  in  confirmation  of  an  antece- 
dent prescription.     And  this  is  a  question  for  the  jury. (5) 

26.  Prescription  que  estate  applies  only  to  that  which  is  appendant  or 
appurtenant  to  land. (6) 

27.  By  the  English  law,  the  time  whereof  the  memory  of  man,  &c., 
necessary  to  raise  a  prescriptive  title,  dates  from  the  commencement  of 
Eich.  l.{l){h) 

28.  The  memory  of  man  is  said  to  be  twofold,  viz.,  by  proof,  as  by 
record  or  other  writing,  and  by  a  man's-  own  proper  knowledge. 
Hence  a  prescriptive  claim  is  negatived  by  any  writing  to  the  contrary, 
though  there  be  nothing  opposed  to  it  within  the  memory  of  any  living 
man.     And  hence,  in  England,  if  there  is  any  proof  of  the  commence- 


(1)  Knoxt;.  Artinan,  3  Rich.  283. 

(2)  6  Rep.  60  a. 

(3)  Co.  Lit.   114  a;  5  Rep    109  b;  Potter 
V.  North,  1  Ventr.  387. 

(4)  Jenkins  v   Harvey,  1  Cromp.  M.  &  R. 
877. 

(5)  Addington  v.  Clode,  2  Bl.  R.  989 ;  Co. 


Lit.  121a.     (See  Rust  v.  Boston,  &c.,  G  Pick. 
153.) 

(6)  Lit.  183. 

(7)  Lit.   170;  Co.   Lit.   115  a;  2  Bl.  Com. 
31. 


(a)  Ro  an  act,  limiting  the  period  for  claims  under  the  State,  and  founded  upon  the  pre- 
sumption of  a  former  grant  from  the  State,  does  not  ajiply,  wliere  it  is  evident  that  no  such 
grant  could  iiare  is-ued.     Troxler  v.  Gibson,  1  Haj-w.  4G8-9. 

(h)  By  St  2  &  3  Wm.  IV,  o.  71,  the  period  of  legal  memory  is  thus  limited:  in  cases  of 
rights  of  common  or  other  benefits  arising  out  of  lands,  except  tithes,  rents  and  services, 
priniH  facie  to  3  j'ears,  and  conclusively  to  60  years,  utdess  proved  to  have  been  held  by 
consent,  expressed  by  deed  or  other  writing;  in  cases  of  aquatic  riglits,  ways  and  other 
easements,  prima  facie  to  20  years,  and  conclusively  to  40  years,  unless  proved  in  like  man- 
ner by  written  evidence  to  have  been  enjoyed  bj' the  owner's  consent;  and  in  cases  of 
lights,  conclusively  to  20  years,  unless  proved  in  like  manner  to  have  been  enjoyed  by  con- 
sent.    1  Greenl.  on  Ev.  77,  n. 
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ment  or  oiigiu  of  a  right  since  the  time  of  Richard  I,  it  cannot  be  pre- 
scril)ed  for.(l) 

29.  Prescription  is  supported  bj  proof  of  the  enjoyment  of  a  profit  a 
prendre^  by  the  owners  and  occupants  of  an  estate,  within  living  mem- 
ory, without  proof  of  user  or  non-user  previously.  But,  to  establish  a 
lost  (/rant,  a  user  must  be  presumptively  shown  to  have  commenced  at 
the  time  of  such  grant.(2) 

oO.  In  Missouri,  it  is  held,  there  shall  be  no  prescription,  short  of 
thirty  years,  unless  the  title  commenced  fairly  and  ibrmally.(3) 

81.  Prescription  requires  continued, (a)  adverse(6)  and  peaceable  usage 
and  enjoyment.  But  a  title  once  gained  in  this  way  is  not  lost  by  an 
interrujDtion  of  the  use  for  ten  or  twenty  years.  Thus,  where  one,  hav- 
ing a  prescriptive  right  of  common,  takes  a  lease  of  the  land  upon 
wliich  it  is  charged,  for  twenty  years,  merely  the  enjoyment  of  the  pre- 
scriptive right  is  suspended,  and  it  revives  at  the  end  of  the  term.(4)(c) 

32.  In  Missouri,  it  is  said,  the  enjoyment  must  be  uuinteirupted. 
peaceable,  public  and  unequivocal,  by  one  who  is  master,  or  has  good 
reason  to  think  himself  so. (5) 

33.  Prescription  must  be  certain.  Thus,  a  prescription  to  pay  for 
tithes  a  penny,  or  thereabouts,  for  an  acre,  is  bad.  So,  a  custom  for  ^oor 
and  indi'jerd  Jtouseholders,  living  in  A,  to  cut  and  carry  away  the  rotten 
boughs  and  branches  in  a  chase  in  A,  is  bad,  for  uncertainty  of  the 
persons.  So  a  prescription  for  the  right,  every  year,  and  at  all  times 
of  the  year,  to  put  and  turn  the  party's  cattle  into  and  upon  a  certain 
close,  is  bad  for  uncertainty.  So  it  must  be  reasonable.  Thus  a  pre- 
scription for  setting  out  tithes,  without  the  view  of  the  parson,  is  void 
for  unreasonableness.  But  it  may  be  unusual  or  inconvenient ;  as,  for 
a  way  through  a  church,  or  churchyard.  It  cannot  be  for  a  wrong  or 
nuisance  -.{d)  as,  for  instance,  to  lay  and  keep  logs  upon  the  highway. 

(1)  Co.  Lit.  115  a;  Pringe  v.  Child,  2[  (4)  Co.  Lit.  113  b;  Clay  v.  Thackeray,  2 
Rolle'sAbr.  269.  Moo.  &  R.  244.     See  Reed  v.  Earnhart,  10 

(2)  Blewett  v.  Tregonaing,  5  Nev.   &  il.  i  Ired.  516. 

308.  (5)  Salle  v.  Primm,  3  Mis.so.  529 ;  Bailey 

(3)  Salle  V.  Primm,  3  Misso.  529.  J  v.  Appleyard.  8  Ad.  &  Ell.  161. 

(a)  Tiie  question  may  arise,  what  constitutes  the  commencement  of  adverse  use.  Action 
for  tlie  obstruction  of  a  water-course,  by  the  erection  of  a  dam  below  the  plaintiff's  mill. 
The  defendant  claimed  a  right,  by  prescription,  to  raise  the  water,  in  the  manner  and  to  the 
height  alleged.  Held,  the  time  while  his  dam  was  in  the  course  of  being  erected,  and  before 
it  was  solar  completed,  as  to  permanently  raise  the  water  and  set  it  b  ick  upon  the  plain- 
tiff's premises,  was  not  to  be  included  in  the  duration  of  the  use  from  which  the  prescrip- 
tive right  was  claimed.     Branch  v.  Doane,  17  Conn.  402. 

(6)  Where  a  defendant  in  execution  remains  iti  possession  of  the  land  sold,  his  possession 
is  not  necessarily  permissive,  and  he  is  not  estopped  from  claiming,  that  his  possession  was 
adverse  to  the  purchasers,  which,  continued  for  twenty  years,  will  give  liim  a  good  title. 
Chaldn  v.  Maloiio,  9  B   Mon.  496. 

(c;  Thirty  years'  enjoyment  will  give  a  prescriptive  title,  though  interrupted,  if  there  be 
an  intervening  estate  for  life.  Clayton  v.  Corby,  2  Ad.  &  El.  (X.  8.1813.  Where  an  island, 
subject  to  overflow,  and  to  whose  enjoyment  no  enclosure  was  necessary,  was  continuously 
used  by  the  defendant  for  pasturage,  whenever  it  was  safe  to  use  it,  for  twenty  years ;  held, 
such  a  possession  as  would  bar  any  other  claimant;  but  that  the  limitation  of  seven  years 
under  tlie  laws  of  Kentucky  would  not  apply,  as  there  was  no  actual  settlement.  Webbs 
V.  Hyne.?,  9  B.  Mon.  388. 

{d)  Action  for  nuisance,  arising  from  mixen  upon  defendant's  land,  which  adjoined  the 
plaintiff's.  Held,  a  plea  of  prescription  by  twenty  years'  use  was  bad,  because  it  alleged 
onlv  that  bad  smells  had  proceeded  from  the  source  referred  to,  not  that  tliev  had  reached 
tlie  premises  of  the  plaintiff.  Flight  v.  Thomas.  10  Ad.  &  Ell.  590.  See  Bliss  v.  Hall,  5 
Maun.  &  G.  500.     Simmons  v.  Cornell,  1  R.  L  519. 
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So,  it  is  said,  where  possession  commenced  in  lurong,  this  rebuts  the  pre- 
sumption of  a  grant,  and  no  prescription  arises;  as  where  there  was  an 
encroachment,  in  case  of  common. (1) 

34.  One  cannot  prescribe  for  that  which  the  law  gives  of  common 
right ;  as,  in  England,  the  lord  of  a  manor  for  a  court-baron. (2)  (See 
ch.  60,  sec.  8.) 

o5.  So  there  can  be  no  presumption  of  gr.tnt,  and  therefore  no  pre- 
scription, in  case  of  a  common  privilege ;  as  where  one  pastures  his  cat- 
tle upon  a  common,  or  a  road  kept  open  for  public  use.  So,  where  a 
highway  has  been  laid  out  along  a  beach,  and  it  has  been  used  as  com- 
mon by  fishermen,  fowlers  and  haymakers,  no  individual  can  set  up  a 
prescriptive  right.(3) 

36.  Presumption  of  a  grant  cannot  arise  against  an  infant  or  feme 
cover  t.{^) 

37.  There  can  be  no  prescription  against  an  act  of  Parliament,  which 
is  the  highest  proof  and  matter  of  record  in  law,  unless  the  prescription 
is  saved  by  another  act.  It  is  said,  however,  by  Loi'd  Coke,  that  an 
affirmative  act  does  not  take  away  a  custom  ;  and  a  custom  or  prescrip- 
tion may  be  set  up  against  even  a  negative  act,  which  merel}'  declares 
or  affii'ms  the  common  law,  as,  for  instance,  an  act  against  cutting  trees 
in  one's  own  forest,  without  the  view  of  the  forester.  Mr.  Hargrave 
adopts  the  same  doctrine,  remarking,  that  to  say  a  statute  was  merely 
declaratory  of  the  common  law,  and  yet  introduced  a  new  law,  or  oper- 
ated on  subjects  which  the  common  law  did  not,  was  a  contradiction  : 
but  that  where  a  negative  statute  is  not  merely  declaratory  of  the  com- 
mon law,  but  intended  to  annihilate  all  particular  customs,  clashing 
with  it,  the  construction  would  undoubtedly  be  different.  Lord  Coke's 
distinction,  however,  between  declaratory  negative  acts  and  others,  has 
been  denied, (5) 

38.  In  the  United  States,  neither  individuals,  nor  aggregate  bodies, 
nor  the  government  itself^  can  prescribe  against  the  rights  of  the  citizen, 
with  respect  to  any  privilege  secured  by  the  constitution.  So,  posses- 
sion and  use  will  not  give  an  individual  or  a  corporation  a  title  to  a 
franchise,  which  is  an  encroachment  on  a  public  right.  But  possession 
for  thirty-five  years,  under  an  act  of  the  legislature,  gives  a  good  title, 
though  the  act  be  unconstitutional. (6) 

39.  One  prescription  cannot  be  set  up  against  another,  for  both  are 
equally  ancient.  Thus,  if  one  man  prescribes  for  a  way,  anoilier  can- 
not prescribe  for  a  right  to  prevent  the  enjoyment  of  it.(7) 

40.  A  prescription  may  be  lost  by  unity  ofjwssession,  of  as  high  and 
perdurable  an  estate  in  the  thing  claimed,  and  in  the  land  out  of  which 
it  is  claimed  ;  because  it  is  an  interruption  in  the  right.(8) 

41.  A  prescription  is  lost  by  destruction  of  the  thing  to  which  it  ]:)cr- 
tains.  Thus,  a  |)rescri[)tion  for  the  repair  of  a  castle  ceases  witli  the 
destruction  of  the  latter.     But  not  by  alteration  in  the  quality  of  the 

(1)  2  Rolle's  Abr.  2G5;  Wilson  v.  Carlilo,  [      (4)  2  Day,  527. 


Hob.  107;  Sell.y  r.  Robinson,  2  T.  R.  758 
Dewell  r.  Sanders,  Cro.  Jac.  491;  Ih.  44G 
Bradbeov.  Governors,  &c.,  2  Dovvl.  P.  C.  164 
Edwards  v.  Kdw^.rds,  2  Y.  .t  Coll.  123;  8  Ad 
&  KM.  161;  Hilton  v.  Granville,  4  Beav.  l.'JO 

(2)  Pdl  V.  Towers,  Cro.  Eliz.  791. 

(3)  First  PariHli,  &c.  v.   Bcacli,  2  Pick.  60, 
n. ;  Thomas  v.  Maralilield,  13,  240.         j 


(5)  Co.  Lit.  115  a  and  n  ;  W.  Jones,  270- 
1-89. 

(G)  Baker  V.  Falc",  16  Mass.  488;  Doe  w. 
Trustees,  2  Hawks.  233;  Penny,  <tc.  v.  Phila- 
delphia, 4  llarr.  79. 

(7)  Aldred's  case,  9  Rep.  57  ;  2  Mod.  105. 

(8)  Co.  Lit.  114  b;  4  Rep.  88. 
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tiling;  us  where  a  park,  the  tithes  of  which  one  has  prescribed  for,  is 
dis parked ;  for  the  land  remains.  So,  where  one  has  estovers  by  pre- 
scription, for  a  house,  in  which  he  makes  alterations,  without  making 
new  chimneys,  or  otherwise  injuring  the  owner  of  the  Wiod;  the  right 
is  not  lost.  And  even  where  new  chimneys  are  made,  or  an  addition 
to  the  house,  the  prescription,  though  not  accordingly  enlarged,  remains 
good  for  the  old  erections.  So,  where  a  fulling-mill  was  pulled  down, 
and  a  grist-mill  built  in  its  place,  as  it  caused  no  injury,  the  prescrip- 
tion was  held  to  continue  in  relation  to  the  water-course.(I) 

42.  A  matter  in  writing  determines  a  matter  in  fait.  Thus,  if  one 
having  liberties,  in  England,  by  prescription,  take  a  patent  of  them  from 
the  king,  the  prescription  ceases.(J) 

43.  A  prescription  may  be  lost  by  non-user.      (See  Waj/,  Easement) 

44.  With  regard  to  the  descent  o^  o.  right  by  prescription;  if  claimed 
by  one  and  his  ancestors,  it  passes  as  an  ancestral  estate  ;  if  claimed 
in  a  que  estate,  it  accompanies  the  course  of  the  estate  to  which  it  is  an- 
nexed. In  neither  case  does  it  stand  on  the  footing  of  a  purchased 
estate  ;  prescription  being  considered  rather  an  evidence  of  a  former 
acquisition,  than  an  acquisition  de  nnvo.(?>) 

45.  The  common  law  principles  relating  to  prescription  and  custom 
are  undoubtedly,  in  general,  adopted  into  American  law  ;  with  some 
unavoidable  modifications,  however,  as  to  time.,  which  will  be  briefly 
noticed. 

4(1  A  colonial  ordinance  of  1644,  in  Massachusetts,  provided  that  no 
custom  or  prescription  should  prevail  in  any  moral  case,  or  "to  main- 
tain anything  that  could  be  proved  to  be  morally  sinful  by  the  word 
of  God;'"(4) 

47.  In  a  recent  case  in  Massachusetts,  it  was  contended,  that,  as  the 
time  of  legal  memory,  by  the  common  law,  extends  back  to  the  com- 
mencement of  the  reign  of  Rich.  I,  no  prescriptive  right,  founded  on 
immemorial  usuage,  can  be  here  maintained.  In  reference  to  tliis  ar- 
gument, Wilde,  J.,  remarks,  that,  for  all  practical  purposes,  the  date  of 
legal  prescription  might  as  well  be  reckoned /ro??2  the  time  of  the  creation, 
as  from  the  period  mentioned.  The  limitation  in  question  was  founded 
on  an  equitable  construction  of  the  Statute  of  Westminster,  (13  Edw. 
I,  c.  39,)  limiting  a  writ  of  right  to  a  seizin  from  the  time  of  Eich.  L 
The  same  period  of  possession,  which  gave  a  title  to  land,  was  held  also 
to  give  a  title  to  easements.  Hence,  when  St.  32  Hen.  VIII,  reduced  the 
former  period  to  sixty  years,  the  latter,  both  upon  the  ground  of  con- 
sistency, and  to  quiet  possessions,  should  also  have  been  reduced.  Of 
this  opinion  was  RoUe,  (2  Abr.  269,)  though  at  his  time  the  practice 
'\jfas  otherwise.  But,  though  the  change  referred  to  was  not  made,  jet 
the  courts,  in  analogy  to  the  statute  of  limitations  of  ejectment,  adopted 
the  rule,  by  which  a  jury  is  both  authorized  and  required  to  presume  a 
grant  fvoin  an  enjoyment  for  twenty  years,  not  upon  the  ground  that 
such  grant  is  actually  supposed  to  have  been  made,  but  for  the  purpose 
of  quieting  possessions.  The  presumption  of  a  grant  is  the  foundation 
of  the  doctrine  of  prescription.  The  distinction  is,  that  in  the  latter 
case  the  grant  is  presumed  by  the  court,  or  rather  by  the  law,  and  in 

(1)  Gowper  V.  Andrews,  Hob.  39;  4  Rep.  I      (3)  2  Bl.  Com.  266. 

87  >\;  Lvittrell's  case,  4  Rep.  86.  (4)  Ana  Char.  177  ;  8  Pick.  511. 

(2)  Fmuh,  b.  1,  eh.  3,  sec.  23. 
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the  former  by  the  jury,  under  the  direction  of  the  court.  But  both  are 
substantially  legal  presumptions^  depending  on  pure  legal  rules.  These 
considerations  account  for  the  fact,  that  in  England  no  reduction  has 
taken  place  in  the  period  of  legal  prescription.  The  courts  in  this 
country  had  the  same  right  to  adopt  the  English  rule  of  prescription, 
with  a  modification  suited  to  the  situation  of  the  country,  which  the 
courts  in  England  had  to  establish  the  rule  itself;  and  the- better  opinion 
is,  that  our  time  of  legal  memory  was  limited  to  sixty  years,  and  did 
not  extend  to  a  period  beyond  which  no  memory  or  record  goes.(l)(a) 

48.  In  a  later  case  in  Massachusetts,  upon  substantially  the  same 
grounds,  the  period  of  prescription  has  been  reduced  to  forty  years;  a 
change  corresponding  with  that  made  in  the  Statute  of  Limitations.(2) 

49.  And,  it  is  said,  the  court  will  generalW  measure  the  period  of 
prescription  by  the  statute  of  limitations.  It  is  accordingly  fixed,  in 
Connecticut  and  Vermont,  at  fifteen  years ;  in  South  Carolina,  five 
years.  Chancellor  Kent  remarks,  that,  in  general,  the  period  is  the 
same  in  this  country  as  in  England.(3)  In  New  York,  time  out  of 
mind,  or  legal  memory,  for  the  purpose  of  supporting  a  prescription, 
previously  to  1S30,  was  twenty-five  years,  and  is  now  twenty  years.(4) 

50.  But,  in  New  Jersey,  it  is  held  that  the  rules  of  the  common  law, 
rehuing  to  custom  and  prescription,  had  never  been  practised  upon  in 
that  State,  and  therefore  were  not  adopted  by  the  constitution.  No  in- 
stance has  occurred  of  a  right  established  on  these  grounds  ;  and  the 
fact,  that  the  country  was  not  settled  by  civilized  inhabitants  till  more 
than  three  hundred  years  after  the  reign  of  Richard  I,  shows  the  im- 
possibility of  adopting  the  common  law  rule.  If  this  rule  prevailed  as 
to  rights  by  custom,  the  numerous  lots  upon  navigable  rivers,  which 
have  not  been  as  yet  wanted  for  agricultural  or  commercial  purposes, 
and  over  which  the  inhabitants  have  been  used  to  drive  their  cattle  to 
water,  must  forever  remain  unimproved.  It  is  admitted,  however,  that, 
the  use  of  an  easement  lor  thirty  or  twenty  years,  or  even  a  less  time, 
may  be  left  to  the  jury  as  evidence,  under  all  the  circumstances,  to  pre- 
sume a  grant  or  dedication. (5) 

51.  So,  in  Pennsylvania,  it  has  been  held,  that  a  legal  prescription 
cannot  exist  in  that  State,  the  memory  of  man  being  reckoned  from  a  pe- 
riod of  such  remote  antiquity  ;  but  the  doctrine  oi presumption,  though 
not  an  absolute  bar,  like  the  statute  of  limitations,  is  o.  presumptive  bar 
for  the  jury.  Sixty  years'  adverse  possession,  therefore,  gives  a  good 
title.  It  is  held  to  be  matter  of  law,  and  the  court  are  -bound  to  give 
an  opinion,  what  circumstances  will  justify  the  presumption  of  a 
deed. (^6) 

52.  In  Massachusetts,  the  Revised  Statutes  require  twenty  years'  ug- 
interrupted  use  to  give  title  to  any  easement.  And  the  owner  of  the 
land  may  prevent  the  acquisition  thereof,  by  serving  upon  the  other 


(1)  Coolidge  V.  Learned,  8  Pick.  604.  (See  ' 
3  Dane,  253;  Candler  v.  Lunsford,  4  Dev.  & 
B.  407. 

(2)  Melvin   v.   Wliiting,     10    Pick.     295; 
Tliomas  v.   Mar-'^lifieLi,   13,   248. 

(3)  Ricard  v.  Williams,  7  Wheat.   110;  6 
Conn.  289;   Martin  v.  Bigelow,   2  Aik.  184; 


Anderson  v.  Gilbert,  1  Baj-,  375;  3  Kent, 
441,  n. 

^4)  Miller  v.  Garlock,  8  Barb.  153. 

(5;  Ackerman  v.  Slielp,  3  Halst.  130-1. 

(6)  Young  V.  Collin.s,  2  Browne,  292 ; 
Stoever  v.  Whitman,  6  Binn.  416. 


(a)  The  presumption  of  a  grant  does  not  arise,  till  the  part}',  against  whom  it  is  made,  has 
a  right  of  action.     McCorry  v.  King,  3  Humph.  267. 
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party  a  written  notice,  in  the  form  prescribed,  to  be  recorded  within 
three  months,  expressing  his  intention  to  dispute  such  title.  This  no- 
tice constitutes  an  interruption,  and  prevents  the  gaining  of  a  riglit  by 
su  sequent  user,  for  any  length  of  time.  The  party  claiming  the  ease- 
ment may  treat  the  notice  as  a  disturbance  of  his  right,  and  bring  an 
action  accordingly.  By  a  late  act,  (1851,  687,)  when  the  owner  is  un- 
known, notice  may  be  posted  on  the  premises,  and  a  copy  served  upon 
the  person  last  assessed.  Substantially  the  same  provision  is  made  in 
Maine  and  Indiana,  and  probably  some  other  States.(l)(a) 


CHAPTER   LXXVI. 

STATUTES    OF     LIMITATIONS. 


1.  General  remarks ;  analogy  and  dis- 
tinction between  limitation  and  pre- 
scription. 

5.  Periods  of  limitation  by  successive  stat- 

utes. 

6.  Heirs  in  tail,  when  barred — -formedon. 
8.  Entry,  how  limited;  descent  cast;  pos- 
session must  be  adverse. 

13.  Reversioners,  &c. ;  whether  within  the 
statutes. 

18.  Possession,  when  not  adverse. 

19.  New  right  of  entry. 

20.  "Whetlier  different  possessions  may  be 

joined,  to  give  an  adverse  title. 


21.  Statute  does  not  apply  to    dower  and 

waste. 

22.  Action,  when  necessary  after  entry. 

23.  Disabilities,  general  principles  concern- 

ing. 

38.  Must  be  expressly  provided  for  ;  not  re- 
garded by  the  common  law. 

40.  To  what  persons  and  tilings  the  statutes 
apply. 

43".  Do  not  apply  to  the  government. 

44.  Whether  applicable  in  equity. 

50.  Statutes  of  limitation  in  the  United 
States. 


1.  Analogous  to  a  positive  title  by  prescription,  which,  it  has  been 
seen,  is  sometimes  held  exclusively  applicable  to  incorporeal  interests, 
is  the  negative  title  arising  from  the  possession  of  real  estate  for  a  cer- 
tain period,  after  which,  by  virtue  of  express  statutes  of  limitation,  an 
adverse  claimant  is  allowed  no  remedy  to  recover  it  from  the  possessor. 
It  will  be  seen  at  once,  that,  although  these  respective  titles  are  founded 
upon  different  principles,  the  former  pertaining  to  the  right  itself,  the 
latter  to  the  legal  means  of  enforcing  such  right ;  yet  the  practical  effect 
of  both  is  precisely  the  same;  for  a  right,  which  the  law  provides  no 
means  to  enforce,  must  be  regarded  as  having  no  legal  existence.  It  is 
said,  the  statutes  of  limitation  operate  as  an  extinguishment  of  the 
remedy  of  the  one  party,  not  as  giving  the  estate  to  the  other.(2)  But 
*Lord  Mansfield,  speaking  of  the  action  of  ejectment,  says,  th:U  the 
plaintiff  must  always  show  a  right  to  enter,  by  proving  possession 
within  twenty  years,  or  accounting  for  the  want  of  it  under  some  of 
the  statutory  exceptions.     Twenty  years' adverse   possession  is  a  posi- 

(1)  Mass.  Rev.  St.  412,  698;  Mo.  Rev.  St.  |      (2)  3  Cruise,  314. 
622-3;  Ind.  Rev.  Sts.  259.  I 


(a)  The  Rev.  Sts.  of  Maine,  (c.  147,  sec.  14,)  providing  that  no  easement  shall  be  acquired 
by  adverse  use,  except  for  twenty  years,  miinteirupted,  was  not  intended  to  give  any  rights 
such  as  are  therein  specified,  or  to  detenniiie  how  they  might  be  acquired,  but  to  pr  'venl 
their  acquisition  without  certain  prescribed  conditions.     Pierre  v.  Fernald,  2G  Maine,  436. 
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tive  title  to  the  defendant.  It  is  not  a  bur  to  the  action  or  remedy  only, 
hut  takes  away  the  plaintiff^s  right  of  possession.  Every  plaintiff  in  eject- 
ment must  show  a  right  of  possession  ;  therefore  the  defendant  need 
not  plead  the  statute,  as  in  case  of  actions.(l)(a) 

2.  It  is  said,  in  cases  where  the  statutes  ot  limitation  apply,  a  title 
is  not  created  merely  by  virtue  of  po.-session ;  but  the  design  is,  to  ex- 
clude all  objections  to  a  title  which  \s,  prima  Jacie  good,  and  which  has 
long  so  remained,  without  claim  or  controversy.  And  the  lapse  of  time 
is  regarded  not  only  as  a  dereliction  of  all  grounds  of  objection,  but  as 
a  protection  against  ingenious  attempts  to  frustrate  an  unexceptionable 
title  by  the  intromission  of  claims,  whose  injustice  it  is  very  difficult  to 
detect  and  expose.  It  is  the  tendency  of  time  to  obscure  and  extin- 
guish the  direct  evidence  of  title.  Statutes  of  limitation  are  meant  to 
cure  this  defect,  and  supply  the  want  of  such  evidence ;  or  to  repair 
the  injuries  committed  by  time.(2)(6) 

o.  The  distinction  between  positive  prescription,  and  that  which  con- 
sists in  the  taking  away  o^  the  remedy  by  positive  statutes,  is  important 
for  its  bearing  upon  the  constitution alUy  of  laws.  Statutes  of  limitation 
are  ordinarily  prospective  only.  But  where  they  are  not  so,  they  rather 
establish  that  a  certain  lapse  of  time  shall  amount  to  evidence  of  the 
transfer  of  property,  than  actually  to  take  it  away.  A  statute  of  limi- 
tation, however,  which  should  wholly  deprive  a  party  of  any  remedy, 
would  undoubtedly  be  a  violation  of  the  express  constitutional  provi- 
sions in  favor  of  private  property .(3) 

4.  It  is  said,  the  doctrine  of  presumptive  rights  applies  to  those  cases, 
for  which  the  statute  of  limitations  has  not  provided. (4) 

5.  Anciently,  the  demandant  in  a  real  action  was  required  to  allege 
a  seizin  from  the  reign  of  Hen.  I:(c)  by  St.  of  Merton,  20  Hen.  Ill, 
from  the  time  of  Hen.  II ;  and  by  St.  "Westmin.  1,  3  Edw.  I,  c.  59, 
from  that  of  Rich.  I.     At  length  Statutes  32  Hen.  VIII,  c.  %{d)  and  21 


(1)  Taylor  v.   Horde,   1  Burr.  60.     See  ]1 
Gill  &  J."  3 7 3. 

(2)  Ang.  OQ  Limit.  27-8. 

(3)  Go.spel  Society   v.    Wheeler,   2    Galli. 
105;   3  Dall.   386;   7  John.  477;    12  Wheat. 


349  ;  Call  v.  Hanger,  8  Mass.  423  ;   1  Paine, 
559;   2  Mas.  169;   3  N.  H.  473;   1  Blac.  36; 
Swearingen  v  U.  S.,  11  Gill  &  J.  373. 
(4J  1  Verm.  53. 


(a)  Mr.  Angell  remarks,  that  St.  4  Hen.  VII,  in  relation  io  fines,  is  of  the  nature  of  ^osifove 
prescription.     Ang.  on  Limit.  18. 

(6)  The  consideraiion,  that,  after  twenty  years'  possession,  one  may  himself  have  an  action 
against  a  stranger,  who  ejects  iiira.  seems  to  render  almost  unmeaning  tlie  distinction  be- 
tween positive  and  negative  prescription.  In  Pennsylvania,  tweiity-ono  years'  possession 
is  held  to  give  a  2}ositive  title,  and  ejectment  lies  thereupon.  Pederick  v.  Searle,  5  S.  &  R. 
240.  (See  Porter  v.  Perkins.  5  Mass.  233;  Davis  v.  Mason,  4  Pick.  156;  Shumway  v.  Si- 
mons, 1  Verm.  53.)  But.  in  Tennessee,  a  naked  occupation  for  seven  years,  under  a  claim  of^ 
ownership,  without  title,  or  writing  purporting  to  convey  title,  vests  the  occupier  with  a 
mere  right  of  possession,  which  is  a  defence  to  a  posse.ssory  action,  but  is  not  nlienaljle,  de- 
scendible, or  liable  to  execution.  Crutsinger  v.  Catron,  10  Humph.  24.  See  Wynn  v.  Lee, 
5  Geo.  217. 

If  a  disseizor  surrender  possession  to  the  disseizee  before  arquiringa  perfect  title,  he  puts 
an  end  to  his  claim.  But  after  occupying  long  enough  to  acquire  a  title  under  the  statute 
of  liinitation.s,  such  title  can  bo  divested  only  by  deed.  Wiiithrop  v.  Ben.son,  31  Maine, 
381. 

(c)  Mr.  Angell  says,  in  allusion  to  Bracton's  remark,  that  all  actions  with  certain  times 
have  a  liaiitation,  and  Lord  Coke's  comment  upon  it,  that  the  limitation  was  l)j  force  of  acts 
of  parliament;  there  w;is  anciently  a  stated  time  f)r  an  heir  to  cliim  after  the  d.'atli  of  his 
ancestor;   else  he  was  himself  without  remedy.    'The  time  ti.Ked  was  a  year  and  a  day. 

id)  fhis  statute,  (sec.  2,)  never  adapted  in  Maryland.  Paucoast  v.  Addison,  1  Har.  &  J. 
356.     See  Statute  2  &  3  \Vm.  IV,  ch.  71. 
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Jac.  1,  c.  16,  were  passed,  for  the  purpose  of  quieting  titles  and  avoid- 
ing suits  ;  and  were  thence  called  statute^  of  repose.  The  former  pro- 
vided, that  no  writ  of  right  should  be  brought,  or  claim  or  prescription 
made,  for  any  lands,  &c.,  or  other  hereditaments,  upon  the  seizin  of  an 
ancestor  or  predecessor,  unless  such  seizin  was  within  sixty  yeais  be- 
fore test  of  the  writ,  (or,  upon  one's  own  seizin,  within  thirty  years.)(a) 
The  latter  provided,  that  writs  oi  formedon^  in  descender^  &c.,  should  be 
brought  within  twentj^  years  next  after  the  title  and  cause  of  action 
first  descended  or  fallen,  saving,  however,  to  an  infant,  yeo^e  covert,  nan 
compos,  person  imprisoned,  or  beyond  seas,  or  to  his  heirs,  the  right  of 
suing  within  ten  years  from  removal  of  such  disability,  or  from  his 
death  under  disability. (1)(Z)) 

6.  It  seems,  under  the  latter  act,  if  one  entitled  to  an  estate  tail  neg- 
lects to  bring  his  writ  of  formedon  within  twent}^  years  after  his  title 
first  descends,  both  he  and  his  issue  are  barred  ;  though  it  has  been 
doubted,  whether  the  issue  are  barred,  because  they  claim,  not  as  his 
issue,  but  of  the  first  donee,  per  formam  doni.{2)  It  has  been  held  in 
Massachusetts  and  Ehode  Island,  that  when  the  statute  has  once  begun 
to  run  against  an  heir  in  tail,  no  subsequent  disability  can  interrupt  it ; 
and,  after  twenty  years,  wo  Jormedon  can  be  maintained. (3) 

7.  vSueh  writ  in  re7navider,  &c.,  may  be  brought  within  twenty  years 
from  the  termination  of  an  estate  tail,  however  long  it  may  have 
lasted.  (4) 

8.  By  the  last  mentioned  statute,  the  right  of  entry  is  limited  to 
twenty  years,  with  a  saving  of  all  disabilities.  But,  it  is  said,  if  eject- 
ment be  brought  within  that  time,  no  entry  is  necessar3'.(5) 

9.  By  the  St.  of  Hen.  VIII,  entry  may  be  made  after  the  death  of  a 
disseizor,  unless  he  had  peaceable  possession  five  years  next  after  the 
disseizin.  But  this  act,  being  penal,  has  been  held  not  to  extend  to 
abators  or  intruders,{c)  or  to  any  grantee  of  a  disseizor,  mediate  or  im- 
mediate. So,  where  an  heir  enters  upon  land  devised,  the  devisee  may 
still  enter,  having  no  other  remedy.  It  is  said,  the  doctrine  that  a 
descent  cast  tolls  (or  takes  away)  entry,  does  not  seem  to  apply  in  any 
case,  where  the  party  has  no  other  remedy  than  by  entry. (6)(cZ) 


(1)  Co.  Lit.  114  b;  2  Inst.  94,  238;  3 
Cruise,  314-15-16;  Dally  i;.  King,  1  H.  Bl.  1  : 
Co.  Lit.  15  b;  3  Rep.  41  b ;  IP  Wins.  721; 
2  Ves.  634;  Plow.  374;  L^onani  v.  Leonard, 
10  Mass.  281 ;  Nase  v.  Peck.  3  John.  Cas.  128. 

(2)  Stowell  V.  Zoueh,  Plow.  374;    Murray 


(3)  Dow  V.  "Warren,  6  Mass.  328  ;  Inman 
V.  Barnes,  2  Galli   315. 

(4)  3  Cruise,  317. 

(5)  I   Saun.  319,   n.  ;   (4  Cranch,   367;   13 
John.  229  ;    10  Mass.  93.) 

(6)  Carter  v.  Task,  1  Salk.   241  ;  Co,  Lit. 


V.  E.  lud.  Co.,  5  B.  &  A,  215;  Tolsou  v.  Kay,    256  a,  238  a;   Co.  Lit.  240  b  ;   Ang.  on  Lim. 
3  Brod.  &  B,  217.  |  62;    Doe  v.  Staple,  5  T.  R,  684. 


(rt)  Mr.  Angell  remarks  upon  this  provision  of  the  statute,  that  it  has  generally  passed 
without  notice.  He  supposes,  that  where  a  disseizee  has  been  barred  by  the  lapse  of  thirty 
years,  and  dies,  his  heirs  are  also  barred, 

(6)  A  tenant  in  tail  in  1793,  made  a  feoffment  of  the  lands  entailed,  and  received  none  of 
the  pnifirs  of  the  lands  up  to  his  death  in  1831.  Held,  his  issue  in  tail  was  entitled  to  his 
writ  of  formedon  within  twenty  years  from  the  tenant's  death.  Kanuon  v.  Rimiugton,  10 
Eng,  L,"&  Kqu.  477. 

(c)  Ahatemeid.  is  where  an  owner  dies,  and  a  stranger  enters  before  the  heir  or  devisee. 
Intrusion,  is  where  a  particular  estate  terminates,  and  a  stranger  enters  before  the  rever- 
sioner, itc.  In  Massachusetts,  it  has  been  recently  decided,  tliat  the  statute  applies  to  all 
cases  ot  disseizin  ;  not  merely  to  actual  expulsions,     Tolman  v.  Sparhawk,  5  Met.  469. 

[d)  In  Maine,  a  descent  does  not  defeat  the  right  of  entry.     Rev.  St.  610. 
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10.  In  Maryland,  it  is  held,  that  ejectment  lies  after  a  descent  cast, 
thougb  there  is  no  right  of  Qntry.(l) 

11.  Twenty  years'  possession  gives  a  right  of  entry.  Thus,  the  party, 
if  turned  out,  may  enter,  and  bring  an  ejectment.  But  the  statute  of 
limitations  gives  no  title,  unless  possession  has  been  adverse.(2)(a) 

12.  Where  one  has  conveyed  to  trustees  for  himself,  for  a  special 
purpose,  and  remains  in  possession  ;  such  possession  is  not  adverse, 
but  he  is  a  tenant  at  will. (3)     (See  Trust,  Yol.  I,  ch.  24.) 

18.  It  has  already  been  seen  (ch.  52)  that  the  statute  of  limitations 
does  not  run  against  reversioners,  kc.ih)  The  same  rule  applies,  where 
one  has,  by  mistake,  been  allowed  to  hold  as  tenant  for  life.  Nor,  in 
case  of  lease,  is  a  reversioner,  &c.,  bringing  ejectment,  bound  to  show, 
in  support  of  his  title,  that  he  has  received  any  rent.  The  Statute  of 
James  imposes  no  such  condition,  but  provides  for  an  entry,  and  con- 
sequently an  ejectment,  which  is  founded  upon  entry,  within  twenty 
years  after  a  title  accrues  ;  and  the  reversioner's  title  does  not  accrue  till 
the  lease  is  ended.  If  no  rent  has  been  received,  the  same  statute  takes 
away  the  remedy  for  it,  by  action  of  debt,  after  six  years  ;  but  the  right 
remains.  It  is  unnecessary  to  prove  a  title  to  the  rent ;  a  title  to  the 
possession  is  sufficient.  Non-receipt  of  rent,  in  the  line  of  descent  in 
which  the  plaintiff  claims,  may  perhaps  be  left  to  the  jury,  to  disprove 
his  right,  and  is  open  to  be  rebutted  by  other  proof;  but  receipt  of 
rent  is  not  an  essential  part  of  the  plaintiff's  case.(4) 

14.  It  has  been  further  held,  that  even  an  adverse  receipt  of  rent,  by 
a  third  person,  does  not  bring  a  reversioner  within  the  operation  of  the 
statute.  Thus,  where  lands  under  lease  are  devised,  and  after  the  tes- 
tator's death  his  heir  receives  the  rent  for  twenty  years ;  even  though 
the  lease  contains  a  clause  for  re-entry  upon  non-payment  of  rent,  the 


(1)  Mockbee  v.  Clagett,  2  H.  &  McHen.  1. 
So  in  Ohio.     3  Ohio,  237. 

(2)  Stocker  v.  Burney,  1  Ld.  Ray.  741 :  2 
Salk.  421  ;  Smith  v.  Lorillard,  10  John.  357  ; 
Jackson  v.  Dysling,  2  Gaines,  198;  Rua'i,4es 
V.  Keeler,  3  John.  267  ;  Covvp.  597  ;  18  joim. 
40  ;  Fanning  v.  Wilicox,  3  Day,  258  ;  McRaa 
V.  Smith.  2  Bay,  339;  Eakin  v.  Rauh,  12  S. 
&  R.  334 ;  Denn  v.  White,  1  Coxe,  94. 

(3)  3  Cruise,  320  ;  Keene  v.  Deardon,  8  E. 
248;  Rush  v.   Barr,  1  Watts,  110;  Lyon  v. 


Marclay,  lb.  271;  Terrill  v.  Murry,  4  Yerg. 
104;  Wallace  v.  Duffield,  2  S.  &  R.  527; 
Whart.  Dig.  420.) 

(4)  Smirall  v.  G-raliam,  1  Dana,  574.  See 
Tlioma-s'  Co.  Lit.  252,  n.  u. ;  Wells  v.  Prince, 
9  Mass.  508  ;  Jackson  v.  Joimson,  5  Cow.  74; 
Heath  v.  White,  5  Conn.  228  ;  Hall  v.  Van- 
degritt,  3  Binn.  374;  1  Jac.  &  W.  512;  Op- 
rail  V.  Maddox,  Runn.  Eject.  App.  No.  1  ;  3 
Crui.se,  320-1  ;  Grout  v.  Town.send,  2  Hill, 
554. 


(a)  A  party  who  has  positively  disclaimed  both  title  and  possession,  for  a  period  sufHcient 
to  give  effect  to  the  statute  of  limitations,  is  estopped  from  denying  that  the  possession  of 
the  opposite  party  has  been  actual  and  adverse.  Gregg  v.  Blackmore,  Pen.  Sup.  C.  Sept. 
T.  -40;   Law  Rep.  Feb.  -41,  p.  371. 

But  the  statute  does  not  run  against  the  true  owner,  who  has  a  perfect  paper  title,  in  favor 
of  the  party  in  actual  possession,  who  disclaims  any  claim  or  title.  English  v.  Register,  7 
Geo.  387. 

Land  was  conveyed  to  A,  a  married  woman,  wiio  paid  part  of  the  consideration  from  her 
own  earnings,  with  tlie  knowledge  and  assent  of  B,  lier  husband.  A,  having  died  without 
issue,  B  remained  in  possession,  and  conveyed  the  land,  stating  that  it  belonged  to  A,  and 
that  he  had  enough  land  left  to  answer  any  damages.  He  had  sometimes  said  the  land  was 
Lis,  and  his  neighbors  never  heard  him  say  tlie  contrary.  Held,  he  had  gained  no  title  by 
adverse  pos.session.     Marshall  v.  Pierce,  12  N.  H.  127. 

{!))  It  seems,  however,  this  exception  applies  only  to  the  rpinedios  of  entry  and  ejectment; 
and  that  a  writ  of  right  must  be  brought  within  riixty  years  from  the  seizin  of  the  ancestor, 
and  not  from  the  death  of  tenant  for  life.  Ang.  40.  Widdovvson  v.  Harrington,  1  J.  &  Walk. 
512.     See  Chadvvick  v.  Broadwood,  3  Beav.  308. 
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devisee  may  have  ejectment  after  the  lease  expires.  It  has  been  con- 
tended, that  in  such  case  the  devisee  might  have  entered  for  the  mere 
purpose  of  asserting  and  preserving  his  title,  without  disturbing  the 
possession  of  the  lessee ;  or  have  brought  a  writ  of  entr}^  for  the  same 
purpose,  in  which  the  judgment  is  for  seizin  without  sa3'ing  anything 
about  fossession  ;  or  distrained  for  the  rent,  or  entered  for  condition 
broken  ;  that  the  statute  of  limitations  had  always  been  construed 
favorably  to  quiet  possession  ;  and  that  the  question  which  had  been 
raised,  whether  a  receipt  of  rent  for  twenty  years,  by  one  tenant  in 
common,  was  an  ouster  of  the  other,  implied  that  an  ouster  might  con- 
sist in  such  receipt.     But  these  positions  were  overruled. (l)(c/) 

15.  But  where  a  lease  is  void,  the  statute  of  limitations  runs  against 
the  reversioner;  as,  where  it  is  made  by  a  tenant  for  life,  to  continue 
after  bis  death,  by  virtue  of  a  power,  but  not  conformably  thereto,  not 
being  executed  or  consented  to  by*  the  intended  lessee,  never  having 
been  out  of  the  lessor's  hand,  not  reserving  the  best  rent,  nor  contain- 
ing any  covenant  to  pa}^  the  rent.(i)  So,  where  the  lease  has  termina- 
ted by  the  legal  construction  of  its  intention  and  object,  though  not 
according  to  its  literal  terms,  the  statute  begins  to  run,  such  intention 
qualifying  the  grant,  and  amounting  to  a  limitation.  As,  where  the 
only  cause  of  a  lease  for  lives  was  to  preserve  the  reversion  during  an 
estate  tail ;  and  therefore  the  lease  ended,  during  the  lives,  with  the 
latter  estate.  So  where  the  lease  is  a  mere  trust,  and  disposed  of  as 
such,  to  attend  the  inheritance  of  the  reversioner.  In  such  case,  the 
lease  is  one  of  his  muniments;  a  mere  weapon  in  his  hands;  and  can- 
not take  from  an  adverse  possession  the  benefit  of  the  statute.  The 
surrender  of  such  lease  might  be  presumed,  to  let  in  the  statute  of 
limitations.(2) 

1(5.  It  is  said,  that  where  boundaries  are  disputed,  the  agreement  of 
a  tenant  for  life,  adjusting  them,  will  be  evidence  to  bind  the  remainder- 
man, if  without  fraud. (8) 

17.  Where  land  is  sold  on  condition  to  revert  upon  the  happening 
of  a  contingency,  if  the  reservation  be  valid,  the  statute  of  limitation 
does  not  run  against  the  reversioner  till  the  contingency  happens. (-1) 

18.  It  has  been  remarked,  (sec.  11,)  that  the  statute  of  limitations, 
like  a  positive  prescription,  does  not  run,  where  the  possession  of  one 
not  the  true  owner  is  not  adverse  to  him,  but  amicahk,  or  penni^sive. 
The  question  has  already  been  summarily  considered,  what  sort  of  pos- 
session is  necessary  to  constitute  a  disseizin. {c)    (1.  ch.  2,)    Connected,  in 


(1)  Doe  V.  Danvers,  7  E.  299..    See  1  Burr. 
113  ;    Holdfast  v.  Sliepard,  6  Ired.  361. 

(2)  Taylor  v.  Horde,   1  Burr.  60;   6  Bro. 
Pari.  633. 


(3)  Saunders   v.   Annesley,   2    Scli.  &  Lef. 
101. 

(4)  Betty  v.  Moore,  1  Dana,  236. 


(a)  In  a  late  case  it  has  been  held,  that  where  rent  is  reserved  upon  a  lease,  non-payment 
thereof  trives  adverse  possession,  as  much  as  payment  to  a  third  person.  Jones,  4  Y.  & 
Coll.  466.     But  see  Doe  v.  O.Kenham,  7  Mees.  &  'W.  131. 

(b)  Lord  Mansfield  calls  such  a  lease,  "  tiiis  pocket  undelivered  grant  of  the  ideal,  incor- 
poreal freehold." 

(c)  See  3  Nev.  &  M.  331  ;  Whitton  v.  Peacock,  3  My.  &  K.  325;  4  Nev.  &  M.  308,  477; 
Doe  V.  Branston,  3  Ad.  &  El  67  ;  D  e  v.  Ed^^ar,  2  Blng.  N.  R.  498 ;  Doe  v.  Wing,  6  Car. 
&  P.  538.  Also,  for  preci.se  definitions  of  adverse  posses.sion,  1  Smith,  (Maine)  377;  2 
N.  T.  Rev.  St.  294. 

It  lias  been  held,  that,  under  the  statute  of  limitations  in  Georsia,  which  is  copied  (ex- 
cept as  to  time)  from  the  act  of  Jac.  I,  no  entry  is  necessary  within  the  period  prescribed, 
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one  point  of  view,  with  the  same  general  subject,  is  the  hiw  relating  to 
the  estoppel  between  landlord  and  tenant,  which  prevents  the  latter  irom 
denying  the  title  of  the  former,  and  his  piossession  from  being  adverse 
to  the  landlord,  and  which  has  also  been  briefly  treated  of.(a)(l) 
(1.  228.)  Other  important  modifications  of  the  general  rule  of  adverse 
possession,  are  found  in  the  case  of  mortgagor  and  mortgagee, (5)  and  in 
that  of  joint  tenants  and  tenants  in  common  ;  and  these  too  have  been 
concisely  noticed  in  the  pi'eceding  volume.(2)(c)     (Chs.  31,  54.) 

19.  It  is  a  maxim,  "  quando  dua  jura  in  una  persona  concurrunt, 
oequuin  est  ac  si  essent  diversisy  Hence,  where  a  man  gains  a  new  right, 
hens  allowed  a  new  period  of  twenty  years  to  pursue  his  remedy. (3) 

20.  It  is  held  tliat  a  purchaser,  without  notice,  even  by  parol,  may 
join  his  adverse  possession  to  the  ostensible  adverse  possession  of  his 
vendor,  so  as  to  avail  himself  of  the  statute.  Thus,  a  purchaser  from  a 
devisee  of  the  land.  If  the  possession  of  the  vendor  and  purchaser,  and 
that  of  those  claiming  under  them,  put  together,  amount  to  the  time 
limited,  and  have  not  been  interruptetJ,  the  true  owner  is  barred.  And 
it  seems  to  have  been  held,  in  Pennsylvania,  that  where  the  defendant 
sets  up  a  possession,  and  shows  a  possession  in  A,  he  may  give  evi- 
dence that  A  held  adversely  to  the  plaintiff,  without  first  proving  the 
connection  of  A's  possession  with  his  own.  But  in  another  case,  Wash- 
ington, J.,  thought  it  perfectly  clear,  that  where  different  persons  enter 
upon  land  in  succession,  each  occupying  for  a  period  short  of  the  time 
limited,  the  last  pi-ssessor,  who  may  be  the  defendant,  cannot  tack  the 
possession  of  his  predecessors  to  his  own,  so  as  to  make  out  a  sufficient 
continuit}^  of  possession  to  bar  the  entry  of  the  owner.(4)(cZ) 

(1)    See    Barber  v.    Root    10    Mas.s.    260;     281;   Smille  v.  Biflie,  2  Barr,  52. 
G-wynn  V.  Jones,  2  Gill  &  .1.  173;  Jackson  v.  j      (3)  3  Cruise,  327  ;   Hunt  v.  Bourne,  1  Salk. 
Johnson,  5  Uow.  74      Twenty  years'  posses-    339;  Green  v.  Rivett,  2.  421. 
sion,  after  renouncing  the  landlord's  title,  is  I      (4}  Ang.    on  Lira.   88-9  ;  Cunnin.2:ham  v. 
a  bar.   Oujden  z).  Walker,  6  Dana,  425.   Other-  ;  Patton,    6    Barr,    355;    Caston    v.    Ciston,  2 
wise,   where  the  tenant  ohtains  an  adverse  I  Rich.    Equ.  1;     Alexander   v.    Pendleton,    8 
title,  and  holds  under  it.     Chambers  v.  Pleak, 
lb.  431. 

(2 1  See  Chapman  v.  Gray,  15  Mass.  439; 
Lodije  V.  Patterson,  3  Watts,  74;  Terrill  v. 
Murry,  4  Yerg.  104;  Lloyd  v.  Gordon,  2  Har. 
&  Mellen.  254;   Johnson  v.  rloward,  1  Ibid. 


Cranch.  462  ;  Overfield  v.  Christie,  7  S.  &  R. 
173;  Jack.son  v  Moore,  13  John.  518:  Mc- 
Koy  V.  Dickinson,  &c.,  5  S.  &  R.  254  ;  Potts 
V.  (Gilbert,  3  Wash.  475;  Chilton  v.  Wilson, 
9  Humph.  399;  Moore  v.  CoUishaw,  10  Barr, 
224. 


unless  there  be  aw  adverse  possession.  Shearman  v.  Irvine,  4  Cranch.  367.  A  mere  decla- 
ration of  adverse  possession,  though  with  notice  to  the  rightful  owner,  gives  no  right  of 
action;  and  therefore  the  statute  does  not  run  from  such  declaration.  Shepley  v.  Lytle,  6 
Watts,  500;  Abell  v.  Harris,  11  Gill  &  J  367.  Possession  without  color  of  title  does  not 
bar  an  adverse  claim.  A  devise  or  deed  is  held  to  give  color  of  title.  Borrets  v.  Turner,  1 
Tayl.  112;. Den  v.  Turner,  1  Mur.  141;  Stanly  v.  Turner,  Cam.  A  Nor.  533;  Patton  V. 
Hynes.  Cooke,  356. 

(ai  Where  a  tenant  disclaims  his  landlord's  title,  the  statute  begins  to  run  from  the  time 
of  n<)tii;e  of  such  disclaimer.  Bullard  v.  Copp--,  2  Humph.  409.  It  begins  to  run  in  favor  of 
s  tenant,  in  respect  to  his  liahility  for  mesnn  profils,  from  the  time  of  his  surrender  of  pos- 
session. Doe  V.  Jones,  6  B.  Mon.  388.  In  New  York,  (Code,  ch.  2,  3.  82,)  the  pos-^esion 
of  a  tenant  is  that  of  the  landlord,  till  20  years  after  the  tenancy  expires.  II  there  is  no 
lease,  20  years  from  payment  of  rent,  though  the  tenant  has  another  title. 

(/>)  S-je  Doa  V.  Surtees,  5  Birn.  &  A.  687;  Christophers  v.  Sparke,  2  Jac.  &  W.  234; 
Choimondeley  v.  Clinton,  lb.  179;  Joynor  v.  "Vincent,  4  Dev.  &  B   512. 

(c)  A  mortgagee  was  in  possession  six  years,  without  acknowieiigment  of  the  mortgagor's 
titU".  Having  bought  out  the  interest  of  a  tenant  for  life  of  the  equity,  he  occupied  twenty 
years  mure.  Held,  during  the  tenancy  for  life,  his  po.ssession  was  not  adverse,  and  the  re- 
versioner miglii  redeem;    Hyde  v.  Dallaway,  2  Hare,  528. 

((/)  Where  there  are  successive  occupants  of  land,  of  which  a  party  is  disseized,  he  will 
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21.  Statute  32  Henry  VIII,  extends  to  all  writs,  in  the  nature  of  a 
writ  of  right,  in  wbicli'the  demandant  must  allege  seizin,  and  seeks  to 
recover  an  hereditament.  But  it  does  not  apply,  where  he  does  not 
count  upon  bis  own  or  his  ancestor's  seizin,  as  in  dower ;  (see  1,  176-7, 
and  infra,  sec.  33  ;)  nor  to  tvaste,  where  the  land  is  not  directl}^  in  de- 
]nand.(l)    ,j 

22.  By  St.  4  Anne,  c.  16,  an  entrj^,  or  claim,  is  insufficient  to  avoid 
the  statute  of  limitations,  unless  followed,  within  one  year,  by  an  ac- 
tion, which  is  prosecuted  with  effLCt,(a) 

2o.  The  disabilities,  mentioned  in  the  statute  of  limitations,  must  ex- 
ist when  the  right  first  accrues.  The  burden  of  proof  is  upon  the  plain- 
tiff to  bring  himself  within  the  exception.  After  showing  this,  the  ex- 
ception is  presumed  to  continue  till  proved  to  have  ceased.  If  the  time 
once  begins  to  run,  no  subsequent  or  cumulative  disability  will  avail. (6) 
It  is  said,  a  distinction  in  this  respect  was  once  attempted  to  be  made 
hetween  voluntary  nud  involuntary  disabilities;  and  it  was  contended 
that  insanity,  for  instance,  occurring  alter  the  statute  had  be-un  to 
run,  would  stop  its  progress.  But  this  distinction  has  been  over- 
ruled.(2) 

24.  A  died,  leaving  a  son  B,  aid  a  daughter  C,  minors;  and  a 
stranger  entered  upon  the  land.  B  soon  afterwards  went  to  sea,  and 
was  supposed  to  have  died  abroad,  under  age.  Held,  C's  right  of  en- 
try continued  only  ten  years  from  the  death  of  B  ;  it  being  more  than 
twenty  years  in  the  whole  since  the  death  of  A,  who  was  last  seized. (3) 

25.  Mr.  Preston  is  of  opinion,  that  where  one  is  under  disability, 
when  his  right  first  accrues,  the  statute  will  not  run  against  him,  till 
he  is  free  from  disability  ;  and  successive   disabilities,  without  any  in- 


(1)  Anj^.  33;  Hitchcock  v.  Harrington,  6 
John.  290;  Moore  v.  Frost,  3  X.  H.  ^26. 

(2)  Walden  v.  Gratz,  1  Wheat.  292; 
Gregcf  v.  Sayre,  8  Pet.  244;  Rankin  v.  Ten- 
brook,  6  Watts,  388;  Dekay  v.  Darrah,  2 
Green,  (N.  J..)  288;  2  Ohio,  339;  Guion  v. 
Bradley,  4  Yerg.  232 ;  Dow  v.  Warren,  6 
Mass.  328  ;  Hudson  v.  Hudson,  6  Munf.  352  ; 
Den    V.    Mulford,  1    Hayw.    311;    3   Cruise, 


330;  Smith  v.  Clark,  1  Wils.  134;  Angell, 
147-8;  Lessee,  &c.  v.  Westenhaver,  (Ohio,) 
Law.  Kep.  March,  1842,  p.  437  ;  Downirigv. 
Ford,  9  Dana,  392 ;  Phillips  v.  Sinclair,  7 
Shepl.  269;  Stevenson  v.  McReary,  12  S.  & 
M.  9 ;   Davis  v.  Sullivan,  2  Eug.  449. 

(3)  Doe  V.  Jesson,  6  E.  80  ;  Cottrell  v.  Dut- 
ton,  4  Taun.  826. 


not  he  liarred,  unless  there  is  some  privity  or  connection  among  them.  It  will  be  sufficient, 
however,  if  the  original  disseizor  made  a  lease,  and  the  lessee  retains  possession  till  the 
lessor's  death,  and  afterwards  as  tenant  at  will  or  at  sufferance  of  the  disseizee.  Melvin  v. 
Prop'rs,  &c.,  5  Met.  15;    Wade  v.  Lindsey,  G,  407. 

Where  a  claim  was  maintained  upon  an  uninterrupted  possession  of  forty  years ;  held, 
the  death  of  the  original  holder  and  subsequent  reception  of  rent  by  his  widow  did  not 
break  the  continuity  of  possession,  she  being  liaUie  to  account  for  the  rent  to  the  heirs.  Reed 
V.  Proprietors,  &c.,  8  How.  U.  S.  274.  Tne  question  of  continuity  of  possession,  where  the 
evidence  lies  in  parol,  is  for  the  jury.     Cunningham  v.  Palton,  6  Barr,  355. 

Twenty  years'  adverse  and  uninterrupted  use  by  A  of  landa  djoiuing  his  farm,  gives  him 
a  possessory  title  to,  or  easement  in,  such  land.  But  such  possession  by  A's  grantor,  while 
a  mere  tenant  at  will  of  the  farm,  cannot  be  tacked  to  the  possession  of  A.  in  order  to  make 
out  the  twenty  years,  thougli  his  grantor  conveyed  the  farm  to  him  with  all  the  privileges 
and  appurtenances.     Plumer  v.  Brown,  8  Met.  578. 

The  occupation  of  an  intestate  and  his  administratrix  cannot  be  tacked  together.  The 
title  must  pass  by  contract  from  one  occupant  to  the  other.  But  holding  under  a  grantee,  to 
whom  an  occupant  has  conveyed  in  fraud  of  creditors,  is  not  adverse.  Bullen  v.  Arnold,  31 
Maine,  583. 

(a)  This  act  was  never  re-enacted  or  adopted  in  Massacliusetts.     Stearns,  47. 

(h)  A  different  doctrine  seems  to  have  been  formerly  adopted  in  South  Carolina ;  but  it  is 
now  overruled.     Rose  v.  Daniel,  (cited)  1  N.  &  McCord,  296;  Faysoux  v.  Prather,  lb. 
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termission,  will  continue  a  protection  to  him.  That  is,  if  the  successive 
disabilities  are  in  the  same  per-ion  on  whom  the  right  first  descended,  he 
may  enter  within  the  statutory  time  from  removal  of  t/ie  last  disability. 
This  principle  has  been  recognized  in  Maryland,  but  denied  in  Massa- 
chusetts, New  York  and  Connecticut.  Thus,  where  one  was  an  infant 
when  her  title  first  accrued,  and,  before  coming  of  age,  married;  it  was 
held  that  the  coverture  was  no  protection.  So  the  heirs  of  a  married 
w'oman  must  bring  their  suit  within  ten  years  after  her  death  ;  though 
one  :    also  a  feme  covert  at  the  death  of  her  mother.(l) 

26.  Where  several  disabilities  exist  together,  in  the  same  person, 
when  the  adverse  possession  begins,  the  right  of  action  continues  ten 
years  after  removal  of  the  last.  Thus,  where  one,  who  was  both  non 
compos  and  out  of  the  kingdom,  returns  to  the  kingdom,  and  again 
leaves  it,  continuing  no7i  compos  ;  though  his  privilege  arising  from  ab- 
sence is  lost,  the  other  continues,  till  he  regEuns  his  reason.  So,  where 
an  infant  female  marries,  the  statute  does  not  run  against  her  till  re- 
moval of  both  disabilities.(2) 

27.  The  saving,  in  case  of  disability,  has  no  practical  npplication,  un- 
less a  longer  time  than  ten  years  elapses,  between  the  accruing  of  the 
cause  of  action,  and  the  removal  of  the  disabilit3^  Thus,  where  the  dis- 
ability is  removed  five  years  after  the  cause  of  action  accrues,  the  party 
is  not  allowed  fifteen  years  to  make  up  the  full  twent}',  and  ten  in  ad- 
dition, on  account  of  the  disability  ;  but  only  fifteen  in  all.  If  twenty 
years  have  elapsed  since  the  right  of  action  first  accrued,  and  ten  of 
them  free  from  disability,  he  is  barred. (3) 

28.  The  word  death^  in  the  Statute  of  James,  refers  to  the  person  to 
whom  the  right  first  accrued.  Hence,  where  such  person  dies,  under 
disabiiit}',  his  heirs  are  not  to  be  allowed  twenty  years,  as  being  the 
time  from  the  accruing  of  their  title,  and  ten  years  in  addition;  but 
only  the  latter  period  from  the  ancestor's  death,  even  though  twenty 
years  had  elapsed  frona  the  accruing  of  his  title.  A  different  construc- 
tion would  lead  to  great  inconveniences,  by  the  dying  of  parents  and 
chililren  under  age,  or  the  continuance  of  other  successive  disabili- 
ties.(4)(a) 


(1)  Prest.  on  Abs.  340  ;  Dugati  v.  Gittings, 
3  Gill,  138  ;  Carpenter  v.  Scliermerhoni,  2 
Barb.  Ch.  314*  (1  iShepl.  397-)  Eager  v. 
Commonvvealth,  4  Mass.  182  ;  Demarest  v. 
"Wynkoop,  3  John.  Ch.  129;  Bunce  v.  Wol- 
cott,  2  Conn.  27  ;  (4  Day,  298;  Griswold  u 
Builer,   3  Conn.  227.) 

(2)  Butler  v.  Howe,  1  Shepl.  397;  Sturtw. 
Mellish,   2    Atk.    610;  Plow.   375;    3  John. 


Ch.  129;  Eaton  V.  Sanford,  2  Day,  523  ;  Ark. 
Rev.  St.  53. 

(3)  Smith  V.  Burtis,  9  John.  174;  Demarest 
i!.  Wynkoop,  3  John.  Ch.  129;  Jackson  v. 
Johnson,  5  Cow.  74. 

(4)  Doe  V.  Jesson,  6  E.  80.  (See  Stowel  v. 
ZoiiL-h,  Plow.  353;)  Siiep.  Touch.  31;  2 
Prest.  Abs.  341  ;    3  Tlios.  Co.  Lit.  IS,  n.  1. 


(a)  The  above  doctrine  .seems  to  be  well  settled;  though  Lord  Mansfield,  in  one  case, 
held  to  a  different  construction.     Similar  ground  was  once  taken  in  Connecticul.     Cot- 
terell  v.  DuUon,  4  Taun.  82(»;  Eaton  v.  Sanford,  2  Day,  523. 
eidered  as  now  overruled. 

So,  in  Mississippi,  cumulative  disabilities  are  not  allowed. 
Gush.)  133. 

So,  in  South  Carolina,  Starke  v.  Starke,  3  Rich.  438 ;  and  Tennessee,  Guion  v.  Anderson, 
8  Humph.  29;'. 

So,  in  Tennessee,  where  a  plaititiff  in  ejectment  claimed  to  avoid  a  deed  made  by  her, 
while  an  infant  and  a/cme  covert;  held,  that  these  disabilities  could  have  no  effect  upon 
each  other,  nor  the  one  derive  any  aid  from  the  other.     Scott  v.  Buchanan,  11  Humph.  468. 


But  these  cases  may  be  con- 
Dease  v.  Jones,  23  Mi-ss.  (1 
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29.  In  Pennsvlvania,  it  is  held,  that  an  infant  is  not  allowed  ten 
years  after  the  lapse  of  twenty-one  years  from  the  commencement  of 
adverse  possession.  He  can  never  have  more  than  thirty -one  years, 
nor  less  than  twenty-one.  Circumstances  may  fix  an  intermediate 
period.  In  Kentucky,  where  one  dies  after  the  statute  has  begun  to 
run  against  him,  leaving  infant  heirs,  they  are  allowed  the  full  statutory 
time,  after  coming  of  age.(l) 

30.  Where  a  particular  estate  intervenes,  the  right  of  a  person  under 
disability  may  be  saved,  which  would  otherwise  be  lost.(2) 

81.  An  adverse  possession  of  lands  commenced  in  1772,  when  A 
was  tenant  by  the  curtesy,  the  reversion  in  fee  being  in  B,  his  daugh- 
ter, who  was  an  infant."  In  1788,  B  married  C.  In  1784,  A  died, 
and  C  in  1807;  and  then  B  brings  ejectment  for  the  land.  Held, 
B,  though  of  age  at  the  termination  of  the  particular  estate,  was  not 
then  bound  to  assert  her  right,  being  a.  feme  covert ;  that,  during  the 
particular  estate,  no  right  of  entry  descended  to  her,  and  the  statute 
did  not  begin  to  run  till  A's  death  ;  and  that  the  coverture  was  not 
a  second,  or  cumulative,  but  the  first  disability. (8) 

82.  Ejectment,  by  the  grandchildren  of  one  who  died  seized.  At 
the  decease  of  the  grand Ihther,  the  mother  of  the  plaintiffs,  through 
whom  the  estate  came  to  them,  was  a  feme  covert.  The  action  was 
brought  within  ten  years  from  the  death  of  the  plaintiff's  fiither,  who 
had  held  as  tenant  by  the  curtesy.     Held,  it  was  not  barred. (4) 

8i).  Where  a  husband  conveys  his  land  without  the  wife's  joining  in 
the  deed,  the  statute  of  limitations  does  not  run  against  her  till  after 
his  death.  So,  where  husband  and  wife  joined  in  a  deed  which  was 
void  for  informality  as  to  her,  and  she  brought  a  suit  long  alter  his 
death  ;  held,  the  grantee's  possession  was  not  adverse.  Otherwise,  it 
seems,  where  an  entry  and  possession  are  adverse  to  his  title,  or  where 
his  title  is  not  acknowledged.  And  where,  in  1777,  a  wife  joined  her 
husband  in  a  deed,  but  did  not  legally  acknowledge  it,  the  court  in 
Pennsylvania  held,  in  18l0,  that  she  was  barred  of  her  dower.  (See 
sec.  21.)  Twenty  years'  possession  adverse  to  a.  feme  covert  bars  the  title 
of  her  husband. (5)(a) 

(1)  Weddle  V.  Robinpon,  6  ^3118,5486.        ■,  10,    49;     Edw^ard   Seymor's   case,   lb.    99; 

(2)  Machin  v.  Ma.y,  4  Bibb,  43.  Twisse  v.  Cotton,  Hob.  365  ;  Kirk  v.  Dean,  2 


(3)  Jncksoii  V.  Selliek,  8  John.  262  ;  5 
Cow.  74;  Jackson  v.  Schoonmaker,  4  John. 
390. 

(4)  Moore  v.  Jackson,  4  Wend.  59. 

(5)  Cnllen  v.  Motzer,  13  S.  &  R.  356; 
Bingham's   case,   2   Co.   93  ;    Lam  pet's  caye, 


Binn.  341;  Moore  v.  Frost,  3  N.  H.  126, 
Smith  V.  Shackleford,  9  Dara,  475  ;  Down- 
ing: v.  Ford,  lb.  392;  Taylor  v.  Shernwell,  4 
B  Mon.  578;  McCorry  v.  King,  3  Humph. 
267  ;  Hassell,  3  Y.  &  Coll.  617. 


(a)  Partition  of  land  held  in  common  with  a  married  woman  cannot  be  presumed  from 
lapsi>  of  lime;  and  there  can  be  no  presumption  against  her  in  relation  to  her  real  estate, 
because  she  is  incapahle  of  contracting,  except  in  the  mode  prescribed  by  law.  Perry  v. 
Calhoun,  8  Humph.  551. 

Where  the  operation  of  the  act  commences  upon  the  land  of  a  woman  during  her  cover- 
ture, who  dies  leaving  her  liusband ;  it  is  suspended,  until  tlie  husband's  tenancy  by  the 
curt'sv  is  expended  or  merged.     M^rple  v    Myer.s,  2  Jone.s,  122. 

Whijre  there  is  an  adver.se  possession  of  land,  in  Xorth  Carolina,  belonging  to  a  feme 
covert,  and  tlie  period  of  seven  years  from  the  time  of  the  ouster  expires  in  the  lifetime  of 
the  liusUand.  she  has  three  years  only  after  the  death  of  the  husband  within  which  to  cora- 
meu'  e  h-r  suit ;  l)nt  when  the  seven  years  do  not  expire  within  tlie  lifetime  of  her  husband, 
she  ii;is  tlie  remainder  o!  the  full  period  of  seven  years  from  the  time  of  the  ouster,  or  three 
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34.  Where  one  of  tenants  in  common,  disseized,  is  under  disability, 
this  does  not  protect  the  others.  So,  it  seems,  if  an  estate  descend  to 
parceners,  one  of  whom  is  under  disabilit}-,  which  lasts  more  than 
twenty  years  ;  th3  other  must  still  enter  within  this  period,  or  will  be 
barred.     In  such  case  the  party  not  barred  must  sue  alone.(l)(r<) 

85.  Where  a  disseizor  enters  upon  land  belonging  to  a  feme  covert^ 
this  is  an  ouster  of  both  husband  and  wife,  and  a  right  of  entry  imme- 
diately accrues  to  both.  If  the  disseizor  had  held  under  the  husband, 
the  wife  would  have  had  no  right  to  enter,  nor  could  she  enter  against 
the  will  of  the  husband  ;  but  with  his  consent,  express  or  implied, 
she  had  a  right  to  enter.  Her  right  of  entr}^,  as  against  the  disseizor, 
is  perfect,  though  in  the  exercise  of  it  she  is  under  the  husband's  con- 
trol. The  latter  circumstance  does  not  prevent  such  right ;  if  it  did, 
no  right  of  entry  could  descend  or  accrue  to  a  feme  covert^  and  the 
saving  clauses  in  the  statute  would  be  nugatory.  A  right  of  entry 
may  descend  or  accrue  to  her,  and  her  entry  will  be  lawful,  provided 
the  husband  does  not  expressly  disagree,  for  his  consent  is  presumed, 
it  being  fur  his  advantage.(2) 

36.  In  a  recent  case  in  Connecticut,  the  question  arose,  whether, 
after  fifteen  years'  adverse  possession  of  land  belonging  to  a  ferrie 
covert,  she  and  her  husband  could  maintain  a  joint  action  to  recover 
it ;  or  whether  the  husband's  right  of  action  was  not^whoUy  barred 
by  the  statute  of  limitations.  A  majority  of  the  court  held,  that,  as 
the  husband  was  joined  in  the  suit  from  necessity,  and  as  his  claim 
was  lor  a  mere  incidental  right,  growing  out  of  the  coverture,  the 
action  might  be  maintained  by  the  parties  jointlj^  and  was  not  limited 
to  the  wife  alone  after  removal  of  her  disability.  Church  and  Williams, 
Justices,  dissented,  upon  the  ground  that  the  husband  had  the  entire 


(1)  Doolittle  V.  Blakesly,  4  Day,  465; 
Jackson  v.  Bradt,  2  Gaines,  169;  Roe  v. 
Rowlston,  2  Taunt.  441 ;  Jackson  v.  Sample, 
1   John.  Cas.  231;  Masteller  v,  McClean,  7 


Cranch,  156 ;  Perry  v.  Jackson,  4  T.  R.  516; 
1  Marsh.  39,  2,  384,  3,  362  ;  4  Bibb,  412  ;  2 
Mur.  577  ;  3  Ohio,  50. 

(2)  Melvia  v.  Proprietors,  &c.,  16  Pick.  167. 


years  from  the  time  of  her  husband's  death,  whiclisoever  shall  l)e  tho  longer  period,  within 
which  to  commence  her  suit.     Crump  v.  Thompson,  9  Ired.  491. 

Where  a  husband  and  wife  unite  in  a  deed  of  the  lands  of  the  wife,  which  is  not  so 
acknowledged  and  certified  as  to  pass  the  wife's  right,  and  possession  is  t-iken  under  the 
deed  ;  she  lias  no  cause  of  action  during  the  life  of  the  husband,  and  therefore  no  statute  of 
limitations  operates  upon  her  right  until  after  his  death.     Gill  v.  Fauntleroj^,  8  B.  Mon.  177. 

Conveyance  by  a  husband  of  his  wife's  land,  with  warranty,  tho  wife  joining  in  reliuquish- 
inent  of  Iter  dower.  The  purchaser,  and  those  claiming  under  him,  occupied  and  exercised 
acts  of  ownersliip  on  the  land  more  than  twenty-nine  years,  witiiout  claim  or  interruption 
by  tho  wife  or  her  heirs.  Held,  the  flicts  did  not  autliorize  the  presumption  of  a  grant  from 
her  or  her  iieirs,  and  that  the  heirs  were  not  estopped  to  deny  the  husband's  ownership  in 
fee  at  tlio  lime  of  the  conveyance.     Raymond  v.  liolden,  2  Cush.  264. 

(a)  In  Kentucky,  it  has  been  held,  that  a  joint  tenant  is  barred,  but  not  a  tenant  in  com- 
mon. 1  Marsh.  39;  4  Bibb,  412.  Tiie  members  of  two  societies  occupied  a  field  adjoining 
their  conunon  house  of  worship,  for  the  fastening  of  their  horses,  during  seventy  years.  A 
member  of  one  society  directed  his  executors,  to  sell  all  the  land  of  which  he  was  "lawfully 
seized  at  Ids  death,"  the  societies  having  been  then  in  possession  for  more  than  twenty 
years  ;  under  which  power,  a  part  of  the  conunon  land  was  sold,  and  tho  purchaser  erected 
a  wall  cutting  it  off.  Held,  tiio  long  possession  had  given  the  societies  a  good  title  to  the 
land  occupied,  as  tenants  in  common,  and  one  of  them  had  a  right  to  bring  their  action  of 
tresi)ass  after  tiiere  had  been  an  ouster,  which  was  the  case  here,  as  the  testator  was  not 
lawfully  seized  of  the  part  which  had  been  sold.  As  it  was  claimed  that  this  was  sold  for  a 
♦jraveyard,  the  plaintiffs  were  allowed  to  prove  that  they  had  offered  to  give  a  lot  of  land  for 
that  purpose,  to  show  that  there  was  no  necessity  for  the  encroachment.  Trauger  v.  Sasaa- 
man,  2  Harris,  514, 
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control  of  the  freehold  during  coverture,  might  convey  it  for  his  own 
life,  and  that  an  adverse  possession  was  as  effectual  to  bar  his  title  as  a 
deed  would  be.(l) 

37.  Where  a  judgment  was  rendered,  and  a  hah.  fac.  issued,  against 
a  husband,  and  land  of  the  wife  delivered  up  thereupon  ;  held,  she 
might  enter,  the  husband  not  objecting,  for  the  purpose  of  preventing 
the  statutor}'  bar  to  her  right  of  entry. (2) 

38.  Although  the  disabilities  referred  to  are  founded  upon  the  most 
obvious  considerations  of  reason  and  justice  ;  viz.,  the  mental  inability 
of  the  party  to  understand  and  enforce  his  rights,  as  in  the  case  of  in- 
fants, &c. ;  want  of  legal  freedom  to  act,  as  in  that  of  a/eme  covert ;  or 
ignorance  of  one's  own  title,  arising  from  absence;  yet,  it  seems  to  be 
the  prevailing  doctrine,  that  no  exceptions  from  the  statute  of  limita- 
tions would  be  implied  upon  these  grounds,  if  the  statute  were  in  its 
terms  general.  The  doctrine  of  any  inherent  equity^  creating  an  excep- 
tion as  to  any  disability,  where  the  statute  creates  none,  has  been  long 
and  uniformly  exploded.(3)  So,  where  a  statute  provided,  that  no  one 
should  enter  upon  lands  but  within  twenty  years  after  his  title  first 
accrued,  or,  in  case  of  disability,  "  within  ten  years  after  the  expira- 
tion of  the  said  twenty  years  aforesaid ;"  it  was  held,  that  the  hmguage 
was  wholly  unambiguous,  and  did*not  admit  of  the  construction,  that, 
in  case  of  "disability,  the  right  should  continue  ten  years  after  its  re- 
moval ;  and  that  the  contrary  literal  interpretation  was  not  unreason- 
able, because  the  bar  applied  only  to  entry,  and  not  to  other 
remedies.(-i) 

39.  But  in  Connecticut  it  has  been  stated,  as  a  principle  of  the  com- 
mon law.,  that  a  statute  shall  not  apply  to  persons  under  disability,  un- 
less specially  named. (5) 

40.  Ecclesiastical  corporations,  and  ecclesiastical  persons  seized  in 
right  of  their  churches,  as  they  cannot  alienate  to  bind  their  successors, 
are  also  excepted  from  the  statute  of  limitations,  and  cannot  bind  their 
successoi^s,  but  only  themselves,  by  neglecting  to  sue  for  their  lands 
within  the  prescribed  period.(6) 

41.  Customary  and  prescriptive  rents  are  within  the  statute,(a)being^ 
properlv  proved  by  seizin.     Otherwise  with  a  rent  created  b}^  deed,  of 

'which  the  commencement  can  be  shown.  In  the  former  case,  an  avow- 
ant is  driven  to  allege  a  seizin,  but  in  the  latter  the  deed  is  the  title, 
and  no  seizin  is  material.  The  words  of  the  act  are,  "  no  man  shall 
make  avowry  and  allege  seizin"  after  fifty  years:  intending  to  limit  a 
time  for  the"^  seizin,  when  it  is  required  by  law  to  be  alleged  ;  not  to 
compel  such  allegation,  where  seizin  was  not  necessary  before.(7) 


(1)  Watson  V.  Watson,  10  Conn.  77.  See 
Doe  V.  Pluintre,  3  Barn.  &  Aid.  474  ;  Hulm 
V.  Heylock,  Cro.  Car.  200. 

(2)  Mflvin  V.  Propr's,  &c.,  5  Met.  15. 

(3)  Beckford  v.  Wade,  17  Ves.  86 ;  Dera- 
arest  v.  W3nikoop,  3  John.  Ch.  129. 

(4)  Melvin  v.  Propr.s,  &e.,  16  Pick.  168, 
169. 


(5)  Eaton  v.  Sanford,  2  Day,  527. 

(6)  3  Cruise,  331;  Stowelli;.  Zouch,  Plow. 
358. 

(7)  Co.  Lit.  115  a;  2  Vern.  235;  Stackhousev. 
Bernston,  10  Ves.  467  ;  Foster's  case.  8  Rep. 
64;  4  Co.  11a;  Ang.  33;  Grant  v.  ElHs,  9 
Mees  &  W.  113, 


(a)  The  St.  of  Hen.  YIII,  sec.  4,  limits  the  right  of  alleging  seizin  of  any  rent,  to  fifty  years- 
Where  twenty  years  have  elapsed,  without  any  demand  of  a  ground  rent,  the  jury  raaj 
presume  paym'ent,  &c. ;  but  circumstances  may  repel  the  presumption.  St.  Mary's,  &c.  r. 
Miles,  1  Whart.  229. 

YoL.  11.  12 
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42.  But  where  the  amount  of  a  rent  is  not  ascertained  by  the  deed ; 
as  where  it  is  to  be  such  as  the  party  reserving  it  pays  over,  not  ex- 
pressing what  that  is,  and  the  latter  did  not  commence  by  deed  ;  the 
statute  of  limitations  applies,  seizin  being  equally  necessary  to  both 
rents.(l) 

4:6.  At  common  law,  no  prescription  lies  against  i/?e  Hn 7  :  '■'■  nvllum 
tempus  ocmrntregir  And  the  St.  of  Hen.VIII  was  held  not  to  apply  to 
him  or  to  his  lessee,  wdio  might  bring  ejectment  for  his  terra,  though 
out  of  possession  for  twenty  years.  But  by  Statutes  2L  Jas.  I,  c.  2, 
and  9  Geo.  Ill,  c.  16,  the  lapse  of  sixty  years  is  a  bar  to  any  claim  of  the 
crown.  In  Massachusetts,  it  is  said,  that  no  laches  can  be  imputed  to 
the  government,  and  against  it  no  time  runs  so  as  to  bar  its  rights. 
(But  see  sees.  50,  57,  58,  59,  63.)  So,  in  Maryland,  the  statute  of 
limitations  did  not  run  against  the  Lord  Proprietary. {a)  The  princi- 
ple has  also  been   recognized  in  Tennessee,  Pennsylvania, (6)  Illinois 

(1)  Co.  Lit.  115  a,  II. ;  Collins  v.  Goodall,  2  Vera.  235. 

(rt)  But  it  has  been  since  held,  that  the  State  is  barred  by  lapse  of  time.  Hepburn,  3 
Bland,  110.  See  Swearing-en  v.  U".  S.,  11  Gill  &  J.  373.  The  principle  stated  in  the  text 
has  been  held  applicable  to  a  controversy  in  equity  between  the  independent  States  of  Mas- 
sachusetts and  Rhode  Island,  in  relation  to  boundary.  The  Supreme  Court  of  the  United 
States  suggest  in  their  opinion,  that  allowance  is  to  be  made  for  the  usually  slow  movement 
of  politicalcommunities  ;  and  for  the  considerations,  that  the  country,  at  the  first  settlement, 
■was  wild,  the  mistake,  if  any,  not  likely  to  be  discovered  till  grants  were  made,  and  the  tri- 
bunal to  be  resorted  to,  situated  abroad.  15  Pet.  233.  In  Delaware,  the  State  shall  not  be 
barred  by  20  years'  possession  of  salt  marsh,  beach  or  shore.     Rev.  Sts.  3. 

So  it  is  held,  that  thirty  years'  possession  will  not  give  title  as  against  the  State.  "Walls 
V.  McGee,  4  Ilarring.  108. 

So,  the  Georgia  statute  of  limitations  does  not  run  against  the  tenant  in  possession,  while 
the  title  is  in  the  State.     Smead  v.  Williams,  6  Geo.  158. 

So,  in  Illinois,  a  limitation  of  twenty  years'  possession  of  land,  purchased  from  the  United 
States,  will  not  begin  to  run,  until  after  the  purchase.       Spellmau  v.  Curtenius,  12  111.  409. 

An  action  by  the  people  to  recover  lands  is  not  barred,  it  seems,  by  the  New  York  sta- 
tute of  limitations  (1  R.  L.  184,  sec.  1,)  unless  there  has  been  an  adverse  possession  of  forty 
years.     The  People  v.  Arnold,  4  Comst.  508. 

But  an  action  brought  liy  the  attorney-general,  in  the  name  of  the  people,  to  annul  letters 
patent,  is  within  the  statute  of  limitations,  and  will  bo  barred  by  an  adverse  possession  of 
forty  years.     The  People  v.  Clarke,  10  Barb.  120. 

Whatever  will  constitute  an  adverse  possession,  within  the  meaning  of  the  New  York 
Revised  Statutes,  (2  R.  S.  292,  sec.  9  to  12,)  if  continued  forty  years,  under  the  acts  of  1788,  • 
or  1801,  gives  to  the  person  in  possession  a  perfect  title  as  against  the  people.     lb. 

In  pleading  the  statute  in  an  action  by  the  people,  it  is  sufficient  to  say,  according  to  the 
language  thereof  in  substance,  that  the  title  of  the  people  did  not  accrue  within  the  space  of 
forty  years  before  the  commencement  of  suit,  and  that  neither  the  people,  nor  those  under 
whom  thev  claim,  have  received  the  rents  and  profits  wiihin  forty  years.  The  People  v. 
Arnold,  4  Comst.  508. 

Such  n.  plea  or  answer,  it  seems,  amounts  to  an  allegation,  that  the  lands  have  been  held 
in  hostility  to  the  title  of  the  plaintiffs.     lb. 

The  people,  it  seems,  are  deemed  to  have  received  the  rents  and  profits  so  as  to  prevent 
the  running  of  the  statute,  unless  the  lands  are  held  in  hostility  to  their  title.     lb. 

So,  although  the  lands  are  wild  and  uncultivated,  or  occupied  by  one  wlio  makes  no  return 
for  the  use,  provided  he  holds  by  permission  of  the  people,  and  in  subordination  to  their 
title.     lb. 

(b)  But  here  it  is  also  formally  decided,  that  an  improver  holds  under,  not  adversely  to,  the 
State.  So  one  claiming  by  warrant  and  survey.  Morris  v.  Thomas,  5  Bin.  77  ;  Al'Coy  v. 
Trustees,  &c.,  4  S.  &  R.  305-6. 
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and  Kentucky.     But   the    State  may  elect  to  consider   itself  disseiz- 
ed.(l)(a) 

44.  Although  the  statutes  of  limitation,  by  their  terms,  are  appli- 
cable only  to  suits  at  la\v,(6)  yet,  upon  the  principle  of  public  conveni- 
ence and  utility,  the  rules  established  by  them  have  been  adopted  in 
courts  of  equity;  more  especially  where  a  party  would  have  a  concur- 
rent remedy  at  law  and  in  Chancery.  It  was  remarked  by  Lord  Cam- 
den, that  when  the  legislature  had  fixed  a  time  at  law,  it  would  have 
been  preposterous  for  equity,  which  by  its  oivn  proper  authority  always 
maintained  a  limitation^  to  countenance  laches  beyond  this  period.(c) 
The  application  of  the  principle  has  already  been  stated  in  regard  to 
mortgages,  (Vol.  I.  See  sec.  58,)  and  the  distinction,  with  relation  to  it, 
point  d  out,  in  the  case  of  trusts,  between  controversies  with  third  per- 
sons, and  those  of  the  trustee  and  cestui  themselves. (2)     (Vol.  I.) 

45.  It  is  evident,  that  v/here  a  trustee  and  cestui  are  both  out  of  pos- 
session, the  adverse  occupant  acquires  a  good  title  against  both. (3) 


(1)  Lee  V.  Norris,  Cro.  Eliz.  331;  Run. 
Eject.  59  ;  Hall  v.  Gittings,  2  H.  &  John.  112  ; 
Inhabitants,  &o.  v.  Baker,  4  Mass.  528;  Che- 
ney V.  Ringgold,  2  H.  &  J.  87  ;  Johnston  v. 
Irwin,  3  S.  &  R.  292 ;  4  Bibb,  62  ;  Holbrook 
V.  Holbrook,  3  Shepl.  9  ;  Miller  v.  Lindsey,  1 
MeL.  33;  Singleton  v.  Ake,  3  Humph.  626; 
City,  &c.  V.  Illinois,  &c.,  12  Illin.  38;  Smith 
V.  Calloway,  7  Blackf.  86;  Com.  v.  Hutchin- 
son, 10  Barr,  466;  Moody  v.  Fleming,  4  Geo. 
115. 

(2)  Dewduey,  15  Ves.  496;  Stackhouse  u. 
Barnstoti,  10,  466;  1  Vern.  256;  Totherby 
V.  Hartridge,  2  A'^ern.  21;  Jones  v.  Tuberville, 
2  Ves.  11;  Smith  v.  Clay,  3  Bro.  639,  n.; 
Gilbert  i;.  Eraerton,  2  Vern.  503;  Mackenzie 
V.  Powis,  7  Bro.  Pari.  282;  2  Cha.  Ca.  217; 
Watkins  v.  Harwood,  2  Gill  &  J.  307  ;  6  Oliio' 


97  ;  1  Marsh.  519  ;  3  Litt.  183;  Humbert  v. 
Rector,  &c.,  8  Paige,  195  ;  Tiernan  v.  Rescai- 
ver,  10  Gill  &  J.  217  ;  Crutcher  v.  Trabue,  5 
Dana,  82;  Thruston  v.  Masterson,  9,  235; 
Gates  V.  Jacob,  1  B.  Monr.  308 ;  Erwin  v. 
Ware,  2,  65  ;  Mitchell  v.  Thompson,  1  McL. 
105;  Bowman  v.  Wathen,  2,  396;  Piatt 
r.  Vattier,  1,  164;  Scott  v.  Evans,  lb.  486; 
Heirs,  &c.  v.  Brush,  Ibid.  533;  Holland 
V.  Clark.  1  Y.  &  Coll.  Cha,  151;  Coppin  v. 
Gray,  lb.  205;  Vickers  v.  Oliver,  lb.  211; 
Harpeoding  v.  Dutch,  &c.,  16  Pet.  456;  Phil- 
lips V.  Sinclair,  7  Shepl.  269;  Chapman  v. 
Butler,  9,  191 ;  Ferson  v.  Sanger,  Davics, 
252;  Sindall  v.  Campbell,  7  Gill,  66. 

(3)  Hawley  v.   Criimer,  4  Cow.  717;  "Wil- 
liams V.  Otey,  8  Humph.  563. 


(a)  Although  a  party  cannot,  perhaps,  hold  against  the  State  by  continued  possession,  yet, 
iTthe  State  quit-claim  to  A  land  in  possession  of  B,  B  will  be  allowed  for  the  betterments. 
Kinsman  v.  Greene,  4  Shepl.  60. 

(b)  In  Tennessee,  they  are  also  binding  in  equity.  Terrill  v.  Murry,  4  Yerg.  104.  The 
same  principle  has  been  adopted  by  the  Supreme  Court  of  the  United  States.  U.  S.  Bank 
V.  Daniels,  12  Pet.  32;  Coulson  v.  Walton,  9,  62.  But  the  statute  of  limitations  of  Indiana 
does  not  run  for  or  against  an  equitable  title.     Baird  v.  Wolfe,  4  McL.  552. 

So,  in  Connecticut,  it  is  said,  that  generally  courts  of  equity  consider  the  statutes  of  limi- 
tations as  obligatory  upon  tiiem  when  they  are  called  upon  to  enforce  only  legal  rights. 
Piialen  v.  Clark,  19  Conn.  421. 

In  North  Carolina,  equity  can  no  more  disregard  a  statute  of  limitation  and  repose,  than 
a  court  of  law.     Bailey  v.  Carter,  7  Ired.  Eq.  282. 

So  in  Delaware,  where  the  statute  of  limitations  bars  the  legal  remedy,  the  remedy  in 
equity  is  held  barred  by  analogy;  and,  independently  of  acts  of  limitation,  a  court  of  equity 
will  refuse  to  aid  a  stale  demand,  on  the  ground  of  laches  and  public  policy,  as  well  as  on  a 
presumption  of  payment.     Perkins  v.  Cartmell,  4  Harring.  270 

But  when  equity  acts  in  analogy  to  the  statutes  of  limitation,  it  adopts  the  exceptions 
also.     lb. 

(r)  "  There  are  cases,  in  which  the  statutes  would  be  a  bar  at  law,  but  in  which  equity 
would,  notwithstanding,  grant  relief;  and,  on  the  other  hand,  there  are  cases  where  the 
statutes  would  not  be  a  bar  at  law,  but  where  equity,  notwithstanding,  would  refuse  relief. 
But  all  these  cases  stand  on  special  circumstances,  which  courts  of  equity  can  take  notice 
of,  when  courts  of  law  may  be  bound  by  the  positive  bar  of  the  statutes."  1  Story  on 
Equ.  (3d  ed.)  73-4.  Under  some  circumstances,  it  is  said,  even  a  shorter  period  than  that  of 
legal  limitation  may  operate  as  a  bar  in  equity.  Piatt  v.  Vattier,  1  McL.  164;  Scott  v. 
Evans,  lb.  486, 
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46.  Equity  is  not  bound  to  treat  any  period  short  of  twenty  years  as 
an  absolute  bar  to  a  suit  respecting  real  pro{)erty.(l)  The  defence 
avails  onl3'  in  favor  of  the  party  who  sets  it  up.(2)  Being  only  in  ana- 
logy to  the  i)lea  of  the  statute  of  limitations  at  law  ;  it  cannot  be  allowed 
in  favor  of  one  p'artner  in  possession  of  real  estate,  purchased  with  part- 
nership funds,  against  the  other,  for  the  possession  of  one  is  the  posses- 
sion of  both. (8) 

47.  Where  a  bill  in  equity,  for  discovery  of  title  and  relief,  alleges 
fraud,  the  defendant  cannot  plead  the  statute  of  limitations  as  to  the  dis- 
covery, but  must  answer  the  fraud.  A  plea  of  the  statute  amounts  to 
a  demurrer,  resting  the  defence  upon  facts  of  the  plaintiff's  own  show- 
ing. Hence,  the  plaintiff  would  have  no  opportunitv  to  reply  to 
it.(4)(a)       ...  "  . 

48.  So  it  is  held  in  New  York,  that  where  a  bill  avers  facts  which 
take  the  case  out  of  the  statute,  a  pure  plea  of  the  statute  is  bad,  unless 
accompanied  by  an  answer  which  meets  such  averment.(5) 

49.  But  mere  concealment  of  a  deed  is  no  answer  to  the  statute,  for 
this  would  be  a  hard  construction  of  a  statute  for  quieting  posset-sions. 
It  must  be  an  intentional  concealment,  or  a  voluntary  and  fraudulent 
detaining.(6)(^) 

50.  In  Massachusetts,  by  provisions  of  tlie  Revised  Statutes,  which 
are  to  take  effect  after  December  81,  1839,  the  right  of  entry,  and  of 
action,  is  limited  to  twenty  years  after  the  right  accrued  to  the  party  or 
those  under  whom  he  claims,  or  after  the  party,  or  those  under  whom 
he  claims,  have  been  seized  ;  and  this  provision  applies  to  the  Common- 
wealth. In  case  of  disseizin,  the  right  accrues  at  the  time  of  such  dis- 
seizin. If  the  party  claims  as  heir  or  devisee  of  one  who  died  seized, 
his  right  accrues  at  the  death  of  the  latter,  unless  in  case  of  curtesy,  or 
other  intervening  estate  ;  when  the  right  acci'ues  at  the  expiration  of 
such  estate,  or  at  the  time  when  it  would  have  expired  by  its  own  limi- 


(1)  Llewellin  v.  Mackv/orth.  15  Yin.  125. 
(5)  Dixon  V.  Dixon,  1  Maryland  Cli.  Dec-is. 
271. 

(3)  McGuire  v.  Ramsey,  4  Eng.  518. 

(4)  Bicknell  v.  Gougb,  3  Atk.  558.  (See  1 
Pick.  435  ;  First,  &c.  v.  Field.  3  Mass.  201 ; 
Croft  V  Arthur,  3  Desaus.  223  ;  Rush  v.  Barr, 
1  Watts,  110  ;  Peritiock  i;.  Freeman.  lb.  401 ; 
Smith  V.  Bishop,  9  Verm.  110  ;  Jones  v.  Cono- 
way,  4  Yeates,  109;  Peck  v.  Bullard,  2 
Humph.  41;   1   McL.  164,  486;  Pendergrast 


V.  Foley,  8  Geo.  1 ;  Ferris  v.  Henderson,  12 
Perm.  49  ;  McKown  v.  "Whitmore,  31  Maine, 
448;  Donnelly  v.  Donnelly,  8  B.  Moii.  113; 
Conyers  v.  Kenans,  4  Geo.  308. 

(5)  Bloodgood  V.  Kane,  8  Cow.  360.  (But 
see  Allen  v.  Mille,  17  W'end.  202.) 

(6)  15  Vin.  125,  pi.  8.  See  Lexington, 
&c.  v.  Bridges,  7  B.  Mon.  556;  Harper  r. 
Pope,  9  Mis.  402;  Phalen  v.  Clark,  19  Coun. 
421. 


(a)  The  case  supposes  that  the  bill  itself  alleges  a  claim  barred  by  the  statute,  lut  for  the 
fraud.  See  Piatt  v.  Vattier,  1  McLean,  164;  Humbert  v.  Rector,  &c.,  24  Wend.  587  ;  Har- 
risburgli,  Ac.  v.  Forster,  8  Watts,  13. 

It  has  been  recently  held,  that  the  statute,  where  the  bill,  upon  its  face,  shows  that  the 
claim  is  l)arred.  m;\y  be  taken  advantage  of  by  demurrer.  Ingraham  v.  Regan,  23  Miss.  213  ; 
Swenson  v.  Walker,  3  Texas,  93.     See  Dickson  v.  Wilier,  US.  &  M.  594. 

(ft)  In  case  of  viiatake,  the  statute  runs  from  discovery  thereof.  Brooksbank  v.  Smith,  2 
Y.  &  Coll.  58.     Thus,  as  to  the  quantity  of  land  suld.     Grundy  v.  Grundy,  12  B.  Mon.  269. 

So,  if  a  parly  is  to  bo  constituted  a  trustee  by  the  decree  of  a  court  of  crjuity  on  the  ground 
of  fraud,  his  possession  will  be  considered  adverse,  from  tlio  time  the  circumstances  of  the 
fraud  were  discovered.     Harrison  v.  Adcock,  8  Geo.  68. 

Tlie  statute  will  run  against  an  insane  person  who  has  conveyed  his  estate  from  the  time 
of  his  restoration  to  sanity,  and  knowledge  of  the  existence  of  the  deed.  Dicken  v.  Johnson, 
7  Geo.  484. 
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tation.     If  there  is  such  an  intermediate  estate,  and  in  all  cases  where 
one  claims  by  force  of  a  remainder  or  reversion,  the  time  of  limitation 
is  reckoned  from  the  expiration  of  the  intermediate  estate  by  its  own 
limitation,  notwithstanding  any  forfeiture,  for  which  entry  might  be 
made  previously.     But  any  person  may  enter,  when  entitled  to  do  so 
by  reason  of  forfeiture,  or  breach  of  condition  ;  but  where  one  ckiras 
under  such  title,  his  right  accrues  at  the  forfeiture  or  breach.     Where 
any  sole  corporation  is  disseized,  any  of  his  successors  may  enter  or  sue 
within  five  years  from  his  death,  resignation  or  removal.     In  case  of 
disability,  (including  absence  from  the  United  States,)  ten  years  are  al- 
lowed from  its  removal.     Where  the  person  first  entitled  dies  under 
disability,  and  no  determination  or  judgment  has  been  had  upon  his 
title,  ten  years  from  his  death  are  allowed  to  his  representatives ;  but 
no  further  time  for  the  disability  of  any  other  person.     Entry  shall  not 
constitute  legal  possession^  unless  immediately  followed  by  one  year'gr 
open,  continued  and  peaceable  possession,  or  unless  an  action  be  brought 
upon  such  entry  and  seizin,  within  one  year  from  ouster  or  disposses- 
sion.    The  limitation  above  provided,  bars  estates  tail,  and  all  remain- 
ders and  reversions  expectant  thereupon.     If  a  tenant  or  reniainder- 
man  in  tail  dies  within  the  period  of  limitation,  no  person,  claiming  any 
estate  which  such  party  might  have  barred,  shall  be  allowed  any  longer 
time  than  the  owner  in  taif  would  have  had  if  he  had  lived.     Where  a 
person  shall  be  under  disability,  on  December  1,  1839,  five  years  shall 
be  allowed  after  its  removal  or  the  party's  death,  for  the  bringing  of 
any  action  heretofore  in  use.     No  right  of  entry  or  of  action  shall  be 
defeated  by  descent  or  discontinuance.     Where  an  action  abates  by  the 
demandant's  death,  or  a  judgment  in  his  favor  is  for  any  cause  annulled, 
one  year  is  allowed  for  a  new  action. (l)(a)     Writs  o^  right,  ojformedon, 
and   of   entrij   are   abolished,    except  as  above  and  elsewhere  provi- 
ded.(2)(J) 

51.  Where  the  tenant  in  a  real  action,  and  those  under  whom  he 
claims,  have  had  possession  six  years  immediately  preceding,  or  under  a 
title  which  he  had  reason  to  believe  good,  he  shall  be  allowed  for  his  im- 
proveraents,(c)  the  value  of  which  shall  be  paid  before  execution  issues, 
Onapplicationoftheplaintiff,  the  value  of  the  land,  without  the  improve- 
ments, shall  be  estimated,  and  he  may  elect  to  relinquish  it  to  the  ten- 
ant at  such  valuation  ;  the  amount  to  be  paid  in  three  annual  instal- 
ments. And,  on  failure  of  payment,  the  plaintiff  has  execution  for  the 
land.  The  plaintiff's  claim  for  rents  and  profits,  (which  by  a  new  pro- 
vision is  allowed  in  the  real  action  itself,)  is  to  be  fairly  off  set  against 
the  value  of  the  improvements  claimed  as  above.(3) 

52.  In  Maine,  by  a  former  statute,  after  March  15,  1825,(c^)  writs  of 
right,  and  all  prescription,  title  and  claim,  upon  the  seizin  of  ancestors 
or  predecessors,  were  limited  to  thirty  years.  Writs  of  entry,  upon 
disseizin  of  ancestors,  &c.,  or  possessory  actions  upon  their  possession, 

(1)  Mass.  Rev.  St.  690-8.  I      (3)  Tb.  611-12-13-U.  See  Howell r.  How- 

(2)  lb.  616.  I  ell,  2  My.  &  C.  478  ;  Jones  v.  Jones,  4  Gill,  87. 


(rt)  So  in  nearly  all  the  other  States,  {infra)  _      _ 

(6)  By  St.  1852,  891,  a  party  in  possession  of  real  estate,  to  which  an  adverse  claim  is  set 
up,  may  institute  proceedings  to  test  the  validity  of  such  claim.     See  Sts.  1854,  34. 
[c)  So  in  Wisconsin,  Rev.  Sts.  ch.  107. 
ifl)  This  period  is  changed,  with  regard  to  some  of  the  provisions,  to  April  2,  1843. 
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to  twenty-five  years.  Actions  upon  the  demandant's  own  seizin,  writs 
oiformedon,  and  rights  of  entry,  to  twenty  years;  witli  an  allowance  of 
ten  years  aftey-  the  expiration  of  twenty  years,  in  case  of  disability.  If  the 
owner  die  during  such  disability,  his  heir  is  allowed  the  same  time. 
Where  entry  is  made  upon  one  who  has  had  possession  for  six  years, 
the  latter  may  recover  of  the  party  entering,  the  value  of  his  improve- 
ments.(l)  Similar  provisions  are  also  made  to  those  in  Massachusetts, 
as  to  the  allowance  for  improvements  in  an  action  for  the  land.  Thev 
do  not  apply  to  cases  of  possession  under  a  mortgage  or  contract.(a)  In 
the  same  State,  (by  the  Eevised  Statutes,)  the  period  of  limitation  is 
fixed,  for  all  cases,  at  twenty  years.  In  case  of  a  sole  corporation,  five 
years  are  allowed  after  the  death  of  the  incumbent  actually  disseized, 
though  twenty  had  elapsed  before.(2) 

58.  In  jNew  Hampshire,  no  one  can  enter,  or  have  an  action,  pre- 
scription, or  claim  for  real  property,  unlesss  upon  a  seisin  within 
twenty  years  ;  subject  to  the  exception  of  disability  arising  from 
infancy,  coverture  and  insanity  ;  from  the  removal  of  which  five 
years  are  allowed.  If  a  defendant  holds  by  a  supposed  legal  title  under  a 
honeb  fide  purchase,  and  he,  or  those  under  whom  he  claims,  have  pos- 
sessed and  improved  the  land  more  than  six  years  ;  the  jury  shall  assess 
the  value  of  the  improvements,  which  must  be  paid  by  the  plaintiff  to 
the  clerk  within  one  year,  in  order  to  entitle  him  to  a  writ  of  possession  ; 
otherwise  his  right  is  forever  barred, (3) 

54,  In  Vermont,  the  right  of  entry  is  limited  to  fifteen  years ;  and, 
in  case  of  disability,  five  from  its  removal.  Absence  beyond  seas  con- 
stitutes no  disability.  Allowance  is  made  for  improvements,  if  the  de- 
fendant or  thi^se  under  whom  he  claims  purchased,  supposing  the  title 
good.  No  mesne  profits  can  be  recovered  in  ejectment,  except  upon 
the  improvements.  The  provisions  respecting  betterments  do  not  apply 
to  one  who  entered  under  a  contract  with  the  owner,  unless  the  latter 
has  violated  such  contract.  The  statute  does  not  affect  the  remedy 
against  a  voucher  ;  but  he  may  show,  in  mitigation  of  damages,  the  al- 
lowance made  for  betterments.  If  the  demandant  tender  a  warranty 
deed  to  the  defendant,  no  allowance  is  made  for  betterments,  but  the 
property  is  appraised ;  and  the  defendant  allowed  four  years  to  pay 
the  value  of  the  land,  in  four  instalments,  the  first  in  one  year.  The 
above  proyisions  are  declared  inapplicable  to  future  entries.  Descent 
to  an  heir  does  not  impair  the  right  of  action. (4) 

55.  In  Rhode  Island, (5)  uninterrupted,  quiet,  peaceable  and  actual 
possession  for  twenty  years,  with  a  claim  of  ownership  in  fee-simple, 


(1)  ]  Sinitl),  375.  See  Winthrop  I).  Benson, 
31  Maine,  881. 

(2)  lb.  201.  (See,  also,  lb.  179  ;)  Me.  Rev. 
St.  612-14-15  ;  620-11;  Briggs  u  Fiske,  5 
Shepl.  420  ;  Gilson  v.  Stetson,  6,  428  ;  Com- 
ings V.  Stuarl,  0  Shepl.  110;  Chapman  v.  But- 


ler, 191  ;  Varney  V.  Stevens,  331;  Mason  u. 
Walker,  2  Shepl.  Ifi3  ;  4  lb.  60. 

(3)  N.   H.  L.    74-5:    Rev.    St.   334,   384, 

(4)  1   Verm.  L.   280-90-1  ;    2  lb.   57-8  : 
Verm.  Rev.  St.  216-18,  305. 

(5)  Ang.  on  Lim.  App.  13. 


(a)  They  apply,  only  where  the  tenant  has  been  in  actual  po.gse.ssion  by  occupnnoy  and 
improvement,  six  years  before  s"it.  Bright  v.  Boyd,  1  Story  R.  478.  Upon  a  bill  for  an 
account  of  rents,  &c.,  against  a  hona  fide  tenant,  after  recovery  of  the  land  ;  ho  shall  be  al- 
)owed  for  improvements.     So  for  payments  mndein  discharge  of  incumbrances.     lb. 

A  plea  of  the  general  issue,  witii  a  claim  for  betterments,  to  a  writ  of  entry,  does  not 
raise  the  qiiestion  whether  buildings  on  the  land  belong  to  the  tenant.  Bullen  v,  Arnold, 
31  Maine,  583, 
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gives  and  makes  a  good  title ;  subject  to  the  right  of  any  person  under 
disability,  to  sue  within  ten  years  from  its  removal ;  and  the  right  of  a 
reversioner,  &c,,  to  sue  withiii  ten  years  from  the  accruing  of  his  cause 
of  action. 

66.  In  Connecticut,  the  right  of  entry  is  limited  to  fifteen  years;  and 
an  entr}'^  is  of  no  effect  unless  a  suit  be  brought  thereupon  within  one 
year.  In  case  of  disability,  the  action  may  be  brought  or  entry 
made,  within  five  years  from  its  removal,  or,  by  the  heirs  of  the  party 
disabled,  from  his  death.  But  absence  is  not  a  disability. (a)  AA^here 
the  statute  begins  to  run,  a  supervenient  disability  Avill  not  stop  it.(l) 

57.  In  New  York,  the  State  limits  its  right  of  suing  for  real  proper- 
ty to  twenty  years  ;  excepting,  however,  any  liberty  or  franchises.  The 
right  of  a  patentee  or  grantee  of  the  State  is  subject  to  the  same  limi- 
tation. So,  the  right  of  the  State,  or  of  a  subsequent  grantee,  to  sue 
for  lands  previously  granted,  where  the  grant  is  declared  void,  is  limi- 
ted to  twenty  years  "from  such  judgment.  No  action  lies  for  the  re- 
covery of  real  estate,  but  upon  a  seizin  within  twenty  years  ;  nor  an 
avowry  or  cognizance  of  title  to  real  estate,  or  to  rents  and  services.  No 
entry  is  valid  as  a  claim,  unless  an  action  is  brought  Avithin  one  year, 
and  within  twenty  years  from  the  accruing  of  the  right  of  Qniry.  A 
descent  cast  shallnot  affect  the  right  of  possession.  Ten  years  are  al- 
lowed from  the  removal  of  disability,  or  death  of  the  party  disabled, 
not  including  absence,  and  mp'iso?2?neH^,  being  confined  to  imprisonment 
on  a  criminal  charge,  or  in  execution  upon  conviction,  for  a  term  less 
than  for  life.(2)(i) 

58.  In  New  Jersey, (3)  by  Statute  of  1787,  sixty  years'  actual  pos- 
session, continued  by  occupancy,  descent,  conveyance  or  otherwise, 
however  commenced,  vests  a  complete  title,  and  constitutes  a  bar  to  an}-- 
suit  for  recovery  of  the  land.  Thirty  years'  actual  possession,  if  com- 
menced or  founded  upon  a  proprietary  right,  duly  laid  thereon,  and  re- 
corded according  to  law  ;  or  obtained  by  a  fair  bona  fide  purchase  of 
one  in  possession,  and  supposed  to  have  a  title;  is  a  bar  to  all  prior  lo- 
cations, rights,  &c.,  not  followed  by  actual  possession,  and  vests  an  ab- 
solute title.  In  both  the  above  cases,  five  years  are  allowed  for  the 
bringing  of  an  action  after  the  removal  of  any  disability.  In  the  same 
State,  by  Statute  of  1799,  the  right  of  entry  is  limited  to  twenty  years; 
and  also  the  right  of  action,  after  January  1,  1804.     In  case  of  insanity, 


(1)  Con.  St.  361-2;  2  Conn.  27  ;  10,  17  ; 
5,  228;  3,  191;  Rev.  L.  404;  Goodman  v. 
Russ,  14  Conn.  210. 


(2)  2  N.  T.  Rev.  St.  2^2-5.     Code, 
34;    Willson  v.  Betts,  4  Denio,  201. 

(3)  1  N.  J.  Rev.  L.  80. 


1851. 


(a)  The  time  of  a  defendant's  absence  is  not  reckoned.     Con.  St.  363. 

(h)  But  it  is  held,  that  if  the  period  of  limitation  has  begun  to  run  against  the  ancestor,  it 
will  run  against  his  heir,  though  under  disability.     Fleming  v.  Griswold,  3  Hill,  85. 

The  provision,  requiring  suits  by  heirs  or  devisees  to  be  brought  within  ten  years,  applies, 
where  the  person  originally  entitled  to  sue  is  under  a  disability  when  the  right  accrues,  and 
dies  before  such  disability  terminates,  and  thus  cnsts  the  same  estate,  by  devise  or  descent, 
upon  heirs  or  devisees.     Carpenter  v.  Schermerhorn,  2  Barb.  Ch.  314. 

Demandants  in  a  writ  of  right  must  prove  a  seizin  in  themselves  or  their  ancestors  within 
twenty  live  years ;  and  it  is  sufficient  to  show  a  posses.sion  by  their  servant  or  tenant.  Fos- 
gate  V.  Herkimer,  &c.,  9  Barb.  237. 

In  an  action  of  ejectment,  brought  in  lieu  of  a  writ  of  right,  to  enforce  a  claim  which  ac- 
crued before  the  Revised  Statutes  took  effect,  an  adverse  possession  of  twenty-five  years  must 
be  shown  in  order  to  bar  the  action.     lb. 
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infaijcj  or  coverture,  the  period  of  sacli  disability  is  not  computed. (1) 
Possession  bj  a  mortgagee  of  any  part  of  the  land,  for  twentj^  years 
after  breach  of  condition,  is  a  bar  to  redemption.  No  action  shall  be 
brought  by  the  State,  after  twenty  years. (2) 

59.  In  Pennsylvania,  former  statutes  limited  the  right  of  entry  and 
of  action  to  twenty-one  j^ears,  with  an  allowance  of  ten  years  from  re- 
moval of  disability,  or  death  of  the  party  disabled ;  including  the  ab- 
sence of  the  defendant  beyond  sea ;  but,  by  a  late  act,  the  period  is 
extended  to  forty  years.(3)  A  different  provision  is  made  in  regard  to 
claims  under  the  State,  which  may  be  noticed  hereafter. (a) 

60.  In  Delaware,  twenty  years'  adverse  possession  is  a  bar.  Infancy, 
coverture,  want  of  understanding,  or  imprisonment,  at  the  time  a  right 
of  entry  accrues,  constitutes  an  exception,  and  the  party  may  proceed 
to  regain  his  right  within  ten  years  from  the  removal  of  such  disability  ; 
or,  if  he  die  subject  thereto,  his  heirs  may  have  the  same  remedy  which 
he  would  have  had,  if  he  had  lived  till  the  disability  ceased. (4) 

61.  In  Maryland,  twenty  years'  adverse  possession  is  a  bar  under 
St.  21  Jas.  I,  c.  16,  which  is  in  force  in  this  State,  The  usual  disabili- 
ties are  excepted. (5)(i) 

62.  In  Virginia,  fifteen  years  are  a  bar  to  all  writs  of  formedon,  in 
descender,  remainder,  or  reverter ;  also  to  all  rights  of  entry.  Five 
3'ears  are  allowed  to  the  party,  after  the  removal  of  any  disability, 
{absence  not  included,)  and  five  years  to  his  heirs  after  his  dying  disa- 
bled.(c)  A  writ  of  right,  or  other  possessory  action,  may  be  brought 
upon  the  seizin  of  an  ancestor,  &c.,  within  twenty-five  years,  and  an 
action  upon  one's  own  seizin,  within  twenty  years,  with  an  allowance, 
in  the  latter  case,  of  five  years  for  disabilities.  (The  periods  between 
April  12,  1774,  and  April  12,  1778,  and  between  January  1,  1781,  and 
January  5,  1782,  and  between  May  5,  and  October  20,  1783,  were  for- 
merly excepted  from  the  time  of  limitation.)(6) 

63.  In  North  Carolina,  an  entry  upon,  or  claim  to  lands,  is  limited 
to  seven  years ;  allowing  three  years  from  the  removal  of  disabilitv, 
or,  in  case  of  absence,  eight  years  from  the  accruing  of  the  claim.  Pos- 
session under  colorable  title,  for  twenty-one  years,  bars  the  State.(7)(o?) 


(1)  1  N  J.  Rev.  L.  411. 

(2)  1  N  J.  Kev.  L.  412. 

(3j  Purd.  Dio;.  583-5;  Peniis.  St.  1842, 
456.  Sts.  1851,  615.  See  Bensell  v.  Chan- 
cellor, 5  Whart.  371 ;  Robb  v.  Bo  won,  9  Barr, 
11;  Poppard  v.  Deal,  9  Barr,  140. 

(4)  Del.  L.  396-7;  Rev.  Sts.  439.  See 
Layton  v  The  State,  4  Harring.  8. 


(5)  Ang.  (App.)  23.  See  Crawford  v.  Sev- 
erson,  5  G-ill,  443. 

(6)  (1  Vir.  Rev.  0.  487,  488,  490.)  (See  1 
Wash.  302;)  Vir.  L.  1830,  98.  (See  also  St. 
1838,  20.) 

(7)  1  N.  C.  Rev.  St..  271,  272.  See  Tyson 
V.  Harrington,  6  Ired.  Equ.  329. 


(«)  Entry  alone  is  sufficient  to  take  a  case  out  of  the  statute,  without  an  action.  Altemus 
V.  Cimpbefl,  9  Watts,  28. 

{h)  A  continuous  and  uninterrupted  possession  for  twenty  years  is  necessary,  in  order  to 
afford  a  presumption  of  a  grant.     Casey  v.  Inloes,  1  Gill,  430. 

(c)  Cumulutive  disabilities  are  not  allowed.     Mercer  v.  Selden,  1  How.  37. 

(d)  A  took  possession,  in  1793,  under  color  of  title,  of  land  previously  granted  to  anotlier, 
and  died  in  1794,  leaving  a  will.  B,  a  son  of  A,  but  not  a  devi-see,  took  po.ssession  of  the 
land  in  1795,  without  color  of  title,  and  continued  in  the  uninterrupted  possession,  exercising 
acts  of  ownership,  for  more  than  twenty  years.  Held,  that  B's  title  was  perfected  by  such 
possession      Smith  v.  Bryan,  12  Ired.  11. 

Held,  also,  that  even  if  B  was  a  trustee,  under  the  will  of  A,  for  C,  C  could  not  dispute 
B's  title,  at  law;  much  less  could  a  stranger  and  a  wrong-doer.     lb. 
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64.  In  South  Carolina,  writs  of  formedon  and  rights  of  entry  were 
anciently  limited  to  twenty  years,  with  an  allowance  of  ten  years  in 
addition  from  removal  of  disability.(l)  By  a  statute  of  1712,  seven 
years'  possession  gives  a  good  title  ;  allowing  to  femes  covert,  persons  im- 
prisoned or  out  of  the  Province,  three  years  from  ratification  of  the 
act,  and  to  infants  two  years  after  coming  of  age;  and,  if  beyond  seas, 
three  years.  By  a  provision  which  seems  to  make  a  subsequent  part 
of  the  same  act,  five  years  is  the  period  limited,  allowing  to  femes  covert, 
persons  imprisoned  or  out  of  the  Province,  seven  years  after  their  title 
accrues,  (to  infants  five  years  from  coming  of  age,  %  Statute  of  1788,) 
and  to  persons  non  compotes  one  year  from  the  restoration  of  reason,  or 
two  years  if  out  of  the  Province.(2)  By  a  late  act,  the  statute  of  limi- 
tations shall  not  defeat  the  rights  of  minors,  when  it  has  not  barred  the 
right  in  the  life  of  the  ancestor,  before  the  accrual  of  the  right  of  the 
minor.     The  time  of  limitation  is  extended  from  five  to  ten  years.(3)(a) 

65.  In  Georgia,  seven  years'  possession  is  a  bar  to  the  right  of  entry 
and  of  action, (^)  allowing  three  years  from  removal  of  disability  ;  (not 
including  absence.)     No  clctim.  to  lands  is  valid,  unless  made  by  action. (4) 

66.  In  Alabama,  the  limitation  is  ten  years,  with  five  years  after  re- 
moval of  the  disability  of  infancy,  coverture,  or  incapacity.(5) 

67.  In  Mississippi,  all  entries  and  actions  must  be  within  twenty 
years,  with  a  saving  clause  in  favor  of  infants,  femes  covert,  and  insane 
persons.  Fifty  years'  actual,  uninterrupted  possession  gives  a  perfect 
title.(6)(c) 

68.  In  Tennessee,  seven  years'  possession  of  lands,  &c.,  granted  by 
this  State  or  North  Carolina,  and  held  by  deed,  devise,  grant,  or  other 
assurance,  purporting  to  convey  a  fee-simple,  gives  an  absolute  title. 
And  no  person  shall  ma-intain  a  suit,  in  law  or  equity,  for  any  lands, 
&c.,  after  seven  years  from  the  cause  of  action  accrued.     Three  years 

(1)  2  Brev.  Dig.  18,  19.  I  folk,  5  Geo.  261 ;  Moody  v.  Fleming,  4,  115; 

(2)  2  Brev.   Dig.  20-1-4-5.     See  Thomp-    Conyers  v.  Kenans,  lb.  308. 

son  V.  Gaillard,  3  Rich.  418;  Lavasseur  v.\      (5)  Olay,   320;  Hallett  v.  Forest,   8   Ala. 
Lignier,  1  Strobli.  326.  264  ;   Caldwell  v.  Thorp,  lb.  253. 

(3)  S.  C.  St.  1824,  24.  (6)  Missi.  Rev.  C.  183.     See  Whiter.  John- 

(4)  Prince,  573,  574,  575,  579.     See  Carter    son,  23  Miss.  68. 
V.  Buchanan,  9  Geo.  539  ;  Watkins  v.  Wool-  1 


In  North  Carolina,  a  grant  will  only  be  presumed  after  thirty  years'  adverse  possession. 
"Wallace  V.  Maxwell,  lO'lred.  110.  The  statute  runs  against  a  claim  for  an  account,  for 
rents  and  profits,  by  one  tenant  in  common  against  his  co-tenant  in  possession.  Wagstaff 
V.  Smith,  4  Ired.  Eq.  1. 

(a)  Iij  this  State,  sixteen  years'  possession  is,  of  itself,  insufficient  evidence  for  the  presump- 
tion of  a  grant.     Anderson  V.  Hughes,  5  Strobh.  74. 

(6)  Though  the  title  of  an  adverse  possession  be  ever  so  defective.  Beverly  v.  Burke,  9 
Geo.  440. 

Tlie"  title  or  cause  of  action  does  not  accrue,  until  the  land  is  granted  by  the  State. 
Smead  v.  Williams,  6  Geo.  158.  ■        e     i.t      ■ 

Moretlian  seven  years' notorious,  peaceable,  and  adverse  use  and  occupation  or  gold  mines, 
where  the  party  has  gone  into  pos,session  of  the  land  under  deed,  will  give  a  statutory  right, 
notwithstanding  the  vendor  has  reserved  the  exclusive  privilege  of  working  the  mines. 
House  V.  Palmer,  9  Geo.  497. 

An  adverse  possession  for  seven  years,  under  a  deed  purporting  to  convey  an  estate  m  tee- 
simple,  though  void  in  its  inception,  vests  in  the  possessor,  by  virtue  of  the  Tennessee  act 
of  1819,  c.  28,  a  valid  title,  in  fee-simple,  to  the  land,  as  against  all  persons  not  under  disa- 
bilities.    Vance  V.  Johnson,  10  Humph.  214. 

(c)  Thirty-two  years'  adverse  possession  before  the  commencement  of  an  action,  is  a  bar 
to  the  plaintiff's  right,  unless  he  can  bring  himself  within  some  exception  of  the  statute. 
Montgomery  v.  Ives,  13  S.  &  M.  161. 
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are  allowed  after  the  removal  of  any  disability,  or  the  death  of  a  party 
disabled.  But  no  cumulative  disability  shall  prevent  the  bar  of  the 
statute,  but  only  such  disability  as  existed  when  the  right  to  sue  first 
accrued.  A  suit  commenced  shall  not  save  the  bar,  unless  prosecuted 
with  effect.  The  act  does  not  apply  to  lands  reserved  for  sc//ook(l) 
Absence  "beyond  seas"  is  declared  to  mean,  "out  of  the  United 
States.'"(2)(a) 

69.  In  Kentucky,  by  statute  of  1796,  writs  oiformedon  and  the  right 
of  entry  are  limited  to  twenty  years ;  writs  of  right  upon  the  seizin  of 
ancestors  or  predecessors,  to  fifty  years ;  other  possessory  actions  upon 
such  seizin  to  forty  years;  and  actions  upon  one's  own  seizin,  to  thirty 
years;  with  an  allowance  of  ten  years  from  removal  of  disability,  in- 
cluding absence  from  the  State.  The  same  periods  are  excepted  from  the 
act,  as  in  Virginia.  (Lands  held  by  patent,  survey,  &c.,  are  specially 
provided  for,  and  the  provisions  will  be  noticed  hereafter.)  By  statute 
of  1814,  absence  is  excluded  from  the  list  of  disabilities;  femes  covert^ 
claiming  by  descent  or  devise  only,  not  by  deed  or  contract,  are  allowed 
three  years  from  becoming  discovert^  provided  the  property  came  to 
them  after  coverture  ;  and  infants,  persons  non  cojnpotes,  and  impri- 
soned, only  three  years  in  all  cases.  By  late  acts,  seven  years'  posses- 
sion under  colorable  title  is  good  against  a  mere  prior  possession. 
Married  women  are  allowed  seven  years,  after  removal  of  the  disability. 
Actions  are  limited  to  fifteen  years,  allowing  three  years  after  removal 
of  disability.  The  time  is  not  extended  for  a  disability  not  existing 
when  the  right  of  action  accrued.  No  action  lies,  in  any  case,  after 
ffity  years.(8)(i) 

70.  In  Ohio,  twenty-one  years'  adverse  possession  is  a  bar,  wnth  the 
usual  exception  of  disabilities  ;  and  where  one  is  absent/rom  the  State 
when  the  action  accrues,  and  remains  absent  at  a  place  unknown  to  the 
plaintiff,  the  statute  runs  from  his  return.  It  is  said  by  a  late  writer, 
that  infancy,  coverture,  insanity  and  imprisonment,  are  the  only  disa- 
bilities. The  statute  oi  occupying  claimants,  referring  to  bona  fide  occu- 
pants who  suppose  they  have  a  good  title,  not  to  squatters,  provides, 
that  if  sued  in  ejectment,  they  may  either  pay  for  the  land,  or  oblige 
the  claimant  to  pay  for  the  improvements,  at  his  election. (•4)(c) 

71.  In  Illinois,  where  one  has  actually  resided  upon  land,  and  can 


(1)  2   Scott,    182;    Stevens   v.   Bomar,    9 
Humph.  546. 

(2)  Ten.  St.  1827,  '78. 

'?(3)  2  Ky.  Rev.  L.  1126,  etaeq.;  Sts.  1852, 
317;  Rev.  Sts.  316;  Masterson  ?;.  Marshall, 
5  Dana,  414;  Thruston  i^.  Masterson,  9,  235; 
Gates  V.  Jacob,   1  B.  Monr.  310;   Taylors. 


Shemwell,  4,  578;  Ware  v.  Brush,  1  McL. 
533  ;  Bowman  v.  Wathen,  2,  376 ;  Boyce  v. 
Dudley.  8  B.  Men.  511;  Eosson  v.  Ander- 
son, 9  B.  Hon.  423 ;  Rogers  v.  Moore,  9  B. 
Mon.  401. 

(4)  Ang.  40;  Walk.  303-20-1;  Lewis  i;. 
Baird.  3  McL.  56. 


(a)  A  mere  naked  possession  for  seven  years,  without  color  of  right,  is  not  sufficient  to 
give  a  title.  Hannum  v.  Wallace,  1  Humph.  443.  Otherwise,  if  under  a  title  bond.  Brown 
V.  Johnson,  lb.  261. 

(b)  It  is  held,  that  a  judgment  in  ejectment  does  not  stop  the  running  of  the  statute  of 
limitations.  Smith  v.  Trabue,  1  M'L.  88.  Possession  by  a  private  person  for  twenty  years, 
of  land  laid  out  as  a  street  or  alley,  vests  the  title  in  him    Dudley  v.  Franklort.  12  B.  Mon.  610. 

(c)  A  deed  made  in  1835,  by  two  surviving  executors  of  a  person  who  died  seized  in 
1804,  will  not  avail  against  an  adverse  possession  of  more  than  twenty-one  years,  since  the 
deatii  of  the  last  devisee.     Ward's,  &c.  v.  Bacer,  20  Ohio,  250. 

If  such  deed,  made  in  1835,  has  relation  back  to  the  "  inception  of  the  power.y  as  given 
in  the  will,  so  as  to  defeat  tlie  estate  in  the  heirs  ot  the  last  devisee,  it  gives  a  right  of  ac- 
tion to  the  plaintiff's  lessor  at  the  same  period,  and  the  statute  of  limitations  will  then 
begin  to  run.    lb. 
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show  a  connected  record  title  in  law  or  equity,  under  the  State  or  the 
United  States,  or  by  sale  for  taxes  or  upon  execution,  or  by  judgment 
of  a  court  of  record,  his  title  cannot  be  defeated,  by  entry  or  action, 
after  seven  years'  uninterrupted  possession.  The  time  runs  from  his 
acquisition  of  title.  Heirs,  devisees  and  assigns  are  within  the  provi- 
sion. Seven  years  are  allowed  from  removal  of  disabilities,  including 
absence  from  the  United  States,  in  the  employ  of  the  United  States,  or 
of  the  State.(l)(a) 

72.  In  Missouri,  entry  and  action  are  limited  to  twenty  years.  Ten 
years  are  also  allowed  after  the  removal  of  any  disability  ;(i)  or,  to 
heirs,  after  the  death  of  the  party  disabled.  No  entry  is  valid  as  a 
claim^  unless  a  suit  be  brought  upon  it  within  one  year,  and  in  twenty 
years  from  the  right  accrued.  A  descent  cast  does  not  affect  the  right 
of  entry. (2) 

73.  In  Indiana,  there  is  said  to  be  no  statute  limiting  the  action  of  eject- 
ment. Hence  twenty  years'  possession  is  no  bar  to  an  entr}^  on  land.(c) 
In  Michigan,  twenty  years  is  the  period  of  limitation.  In  Arkansas  and 
Iowa,  the  limitation  is  ten  years.  An  entry  is  not  effectual  as  a  claim,  un- 
lass  a  suit  be  brought  within  one  year  therefrom,  and  within  ten  years 
from  title  accrued.  A  descent  cast  does  not  affect  the  right  of  possession. 
Disabilities  include  absence  from  the  State.  Five  years  are  allowed 
irom  their  removal ;  also  from  the  death  of  a  party  laboring  under 
them.  Absence  (of  the  disseizor,  it  seerns)  either  at  the  commence- 
ment or  dui'ing  the  course  of  the  ten  years,  is  not  included  in  the  time 
of  limitation.  So  the  continuance  of  an  injunction  from  Chancery. 
So,  in  case  of  absconding,  concealment,  or  other  wrongful  act.  If 
there  are  several  disabilities,  all  must  be  removed  before  the  limitation 
commences.  In  case  of  judicial  sales  or  those^made  for  taxes,  an  action 
against  the  purchaser  is  limited  to  five  years,  with  a  saving  of  three 
years  for  infancy,  insanity  and  absence  beyond  sea.(3) 

74.  The  expression  used  in  American  statutes  of  limitations,  to  de- 
note the  absence  which  constitutes  a  disability,  is  ordinarily,  and  except 
where  it  has  been  otherwise  noticed,  "  beyond  seas,"  or  "  out  of  the 
United  States."  These  expressions  are  usually  construed,  undoubtedly, 
according  to  their  literal  meaning.  But  in  the  United  States  Court,  in 
Marjdand,  Arkansas  and  Ohio,  "  beyond  seas,"  means  out  of  the  State. 
So,  in  Kentucky,  the  same  construction  is  given  to  the  words,  "  out  of 
the  country."  In  Connecticut  it  has  been  held,  that  Halifax,  in  Nova 
Scotia,  is  not  over  sea. (4) 


(1)  111.  St.  1 835,  42.  See  Irving  v.  Brownell, 
11  Illin,  402;  Lewis  v.  Broadwell,  3  McL.  560. 

(2)  Misso.  f^t.  392-3.  See  Paddleford  v 
Dunn,  14  Mis.  517  ;  Biddle  v.  Mellon,  13,  335, 
Smith  V.  Newby,  13,  159. 

(3)  Henthorn  v.  Doe,  1  Blac.  168.  See 
Stephenson  v.  Doe,  8  Blackf  508 ;  Jones  v. 
Havs,  4  MeL.  521.  (Butsee  Aug.  App.  41;) 
Mich.  L.  255-6;   Ark.  Rev.  St.  529-32;  Iowa 


Code,  334. 

(4)  (Ward  v.  Hallam,  2  Dall.  217  ;)  6  Ohio, 
125;  Brent  v.  Tasker,  1  Har.  &  McHenry, 
89  ;  Pancoast  v.  Addison,  1  Har.  &  J.  350 ; 
Murray  v.  Baker,  3  Wheat.  541 ;  Field  v. 
Dickinson,  3  Pike.  409 ;  "Wakefield  v.  Smart, 
3  Eng.  488 ;  Bank,  &c.  v.  Dyer,  14  Pet.  141 ; 
3  Bibb,  510;  Gustin  v.  Brattle,  Kirby,  299. 
See  20  Pick.  304. 


(a)  The  act  of  1838-9,  providing  that  every  person  in  actual  possession,  under  claim  and 
color  of  title  made  iu  good  faith,  who  ah;dl  continue  in  possession,  and  pay  all  legal  taxes 
for  seven  successive  years,  shall  be  held  and  adjudged  the  legal  owner,  to  the  extent,  and  ac- 
cording to  the  purport  of  his  paper  title  ;  is  unconstitutional.  Arrowsmith  v.  Burliugim, 
4  Mc'Lean,  489. 

(&)  As  in  New  Tork,  sec.  57. 

(c)  Lut  see  4  Kent,  187  n. 
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75.  On  the  other  hand,  it  is  held  iu  Georgia,  that  out  of  the  State 
means  beyond  sea.{l) 

76.  In  Tennessee  it  has  been  held,  that  slavery  is  an  imprisonment 
within  the  meaning  of  the  statute.(2) 

77.  In  nearly  all  the  States,  substantially  the  same  provision  is 
adopted,  (copied  from  the  English  Statute  of  James,)  which  has  already 
been  mentioned  as  prevailing  in  Massachusetts;  with  regard  to  the 
right  of  commencing  a  new  action  within  one  year  from  the  termina- 
tion of  a  former  one,  which  has  failed  from  some  informality.  The 
provision  is  found  in  Vermont,  Maine,  (where  six  months  are  allowed,) 
Connecticut,  New  Jersey,  Pennsylvania,  Virginia,  North  Carolina, 
South  Carolina,  (where  a  plaintiff  failing  for  any  cause  may  also  have 
another  action  within  two  years,)  Alabama,  Tennessee,  (where  allowance 
is  also  made  for  the  absence  of  a  defendard^  so  that  he  cannot  be  served 
with  process,)  Kentucky,  Ohio,  Missouri,  Mississippi,  Michigan,  and 
probably  the  other  States.  In  Pennsylvania,  three  years  are  allowed 
in  case  of  abatement  of  proceedings.  In  some  instances  the  phraseology 
leaves  it  doubtful  whether  the  provision  in  question,  as  well  as  that 
relating  to  the  absence  of  a  defendant,  applies  to  real  actions,  or  exclu- 
sively to  personal. (3)(a) 


(1)  Ang.  App.  132. 

(2)  Matilda  v.  Crenshaw,  4  Terg.  299. 

(3)  Cou.  St.  363  ;  1  N  J.  L.  412  ;  1  Vir. 
Rev.  C.  490 ;  2  Brev.  Dig.  20-22-24 :  2 
Scott,  484;  2  Ky.  Rev.  L.  1137;  Ang.  App. 


9,  12,  21,  28,  34,  40,  43;  IN.  C,  Rev.  St. 
372;  Aik.  Dig.  271;  Pard.  583-4;  Missi. 
Rev.  C.  186;  Midi.  L.  256;  Ark.  Rev.  St. 
530  ;  Mo.  lb.  622. 


(a)  As  to  the  laws  of  Texas  upon  this  subject,  see  Coyee  v.  Lewis,  2  Tex.  294  ;  Carson 
V.  Rainey,  lb.  296. 

An  adverse  possession,  continued  for  the  period  prescribed  by  the  statute,  is  a  bar.  What 
facts  will  amount  to  proof  of  such  possession,  in  each  case,  is  a  question  of  evidence,  not  of 
pleading.  They  must  amount  to  a  disseizin,  and  be  such  as  will  give  a  cause  of  action. 
Porlis  V.  Hill,  3  Texas.  273. 

To  constitute  a  disseizin,  as  between  the  different  classes  of  co-tenants,  there  must  be  an 
actual  ouster,  because  the  seizin  and  possession  of  one,  is,  in  law,  that  of  the  others.     lb. 

"Where  pleas  were  framed  in  reference  to  the  38th  section  of  the  Texas  act  of  December 
20th,  1836,  or  to  the  16th  section  of  the  act  of  limitations  of  1841;  held,  they  were  insuffi- 
cient, in  not  alleging  the  facts  which  constituted  the  statutory  bar,  and  that  the  possession 
was  adverse.     lb. 

In  Arkansas,  a  deed,  from  a  collector  of  taxes,  duly  acknowledged  and  recorded,  purport- 
ing to  be  of  land  duly  assessed  for  taxes,  and  sold  for  non-payment  thereof,  is  evidence 
of  the  regularity  and  legality  of  the  sale;  or,  if  not  of  itself  such  evidence,  yet  when  fol- 
lowed by  continued  possessipn  of  the  grantee  for  five  years,  bars  the  right  of  the  owner,  un- 
der tiie  statute,  whicli  provides  that  ''  all  actions  against  the  purchaser,  his  heirs  or  assigns, 
for  the  recovery  of  lands  sold  by  any  collector  of  tiie  revenue  for  the  non-payment  of  taxes, 
shall  be  brouglit  within  five  years  after  the  date  of  such  sale."  Pillow  v.  Roberts,  13  How. 
U.  S.472. 
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DESCENT. 


1.  Nature  of  the  title;  whether  natural  or 
2)ositive. 

3.  "^'hiit  right  or  property  descends;  dis- 
tinction of  freehold  and  chattel  inter- 
ests; heir  of  person  last  seized. 

19.  Consanguinity  or  kiiidred,  what. 

20.  Illegitimate  children;  whether  they  in- 

herit; presumption  as  to  legitimacy. 
38.  Aliens,  rights  of,  as  to  inheritance. 


Gl.  Canons  of  descent;  distinction  between 
the  Englisli  and  American  law. 

62.  Characteristics  ofthe  English  rules  of  de- 
scent. 

64.  Computation  by  the  civil  law. 

69.  General  principles  of  descent  in  the  Uni- 
ted States;  and  statutory  provisions  in 
the  several  States. 


1.  Descent  is  the  tilie,  whereby  one  man,  upon  the  death  of  another, 
acquires  the  estate  of  the  latter,  as  his  heir  at  law.(«)  An  heir,  is  he 
upon  whom  the  law  casts  the  estate,  immediately  on  the  death  of  his 
ancestor ;  and  such  estate  is  called  an  inheritance.(l) 

2.  The  title  by  descent,  although  universal  among  civilized  nations, 
is  not  a  natural  right.  Hence,  the  numerous  and  complicated  modifi- 
cations of  the  title  are  not  to  be  judged  of,  or  objected  to,  upon  grounds 
of  natural  justice.  All  statutes,  regulating  descent,  may  be  considered 
as  positive,  and,  in  some  degree,  arbitrary  rules.  And  when  a  person, 
by  inheritance  or  purchase,  becomes  law tully  seized  of  any  estate,  Avith- 
out  fraud  or  fault  on  his  part,  it  would  be  as  inconsistent  with  sound 
ethics  as  with  ^ound  law,  to  divest  him  of  it,  because  the  rule  of  law  by 
which  he  held  it  was  deemed  unreasouable.(2) 

8.  All  real  estate,  or  all  freehold  interest  in  land,  descends  to  the  heir. 
It  has  already  been  seen,  that  estates  less  than  freehold  pass  to  the  ex- 
ecutor; and  also,  under  the  heads  oi'  fixtures  and  emblements,  what 
things,  annexed  to,  or  connected  with  the  land,  descend  with  it  to  the 
heir,'^and  what  shall  be  treated  as  personal  property. (3) 

4.  The  heirs  of  one  who  dies  intestate,  may  enter  u[.on  the  land  of 
which  he  died  seized,  and  take  the  produce.(4)(6) 

5.  At  common  law,  no  one  could  inherit  real  estate,  unless  he  was 
heir  to  the  person  last  seized.  It  was  not  enough  to  be  heir  to  him  who 
last  had  the  right  to  the  land,  but  no  actual  seizin.  The  common  law 
maxim  is,  "  nonjus  sed  seisina  facit  stijnte'm."  It  was  seizin  which  made 
a  person  the  siirjjs  or  stock,  from  which  all  future  inheritance  was  de- 


(1)  3  Cruise,  221. 

(2)  Haven  v.  Foster,  9  Pick.  127. 


(3)  Yol.  I,  chs.  1,  14. 

(4)  Foster  v.  Gorton,  5  Pick.  185. 


(a)  Or  "the  title  to  inherit  land  by  reason  of  consanguinity,  as  well  where  the  heir  shall 
be  an  ancestor  or  collateral  relation,  as  where  he  shall  be  a  child  or  other  issue." 

(h)  In  Georgia,  the  heirs  at  law  of  a  deceased  intestate  may  maintain  ejectment  against  a 
mere  wrong-doer,  for  laud  of  which  their  ancestor  died  seized  and  possessed.  Carrutliers 
V.  Bailey,  3  KTelly,  105. 

So  the  adminfstrator  may  maintain  ejectment  for  land,  so  as  to  enable  him,  as  the  agent 
ofthe  law,  to  perform  the  duties  enjoined  upon  him  by  the  law,  and  for  that  purpose  only. 
lb. 

But  executors  cannot  sell  the  testator's  real  estate  for  any  purpose,  unless  authorized  by 
wUl.     Craig  v.  Craig,  3  Barb.  Ch,  76. 
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rivecl.  This  principle  has  been  already  referred  to  under  the  title  of 
Reversion.  (Ch.  52.)  It  was  founded  upon  the  feudal  doctrine,  which 
required  that  an  heir  should  be  of  the  blood  of  the  first  purchaser,  and 
regarded  the  seizin  of  the  last  possessor  as  presumptive  evidence  of  this 
fact.  Upon  this  principle  of  the  common  law,  where  A  died,  leaving 
B  his  heir,  and  B  died  before  entry,  leaving  C  his  heir,  but,  at  the 
death  of  B,  D  was  the  heir  of  A ;  D  would  take  the  estate,  and  not  C. 
So,  if  a  man  died  leaving  a  widow,  wdio  was  endowed  of  the  land,  and 
at  the  death  of  the  husband  A  was  his  heir,  but  at  the  subsequent  death 
of  the  widow  B  was  his  heir,  but  C  the  heir  of  A,  who  died  before  the 
widow  ;  B  would  take  the  land,  and  not  C;  because  the  endowment  of 
the  widow,  taking  effect  by  relation  from  the  husband's  death,  inter- 
rupted the  seizin,  and  B  was  the  first  person  alter  the  husband,  who 
was  actually  seized  of  the  land.(l) 

6.  The  English  rule  was  subject  to  some  exceptions.  Thus,  in  some 
cases,  where  an  ancestor  acquired  an  estate  by  purchase,  his  heirs  might 
inherit  it,  though  he  had  never  entered.  So  in  case  of  an  exchange  of 
lands,  if  one  party  had  entered,  and  the  other  died  before  entry,  the 
heirs  of  the  latter  might  inherit.  So,  (as  has  been  seen.  Vol.  T,  cii.  2,) 
the  possession  of  a  tenant  for  3^ears,  guardian  or  brother,  is  equivalent 
to  that  of  the  party  himself,  and  termed  in  law  ^^os-sessib  fratris.  And 
the  common  law  rule  is  inapplicable  in  equitj'',  where  a  mere  contract 
for  a  conveyance  vests  a  descendible  equitable  title. 

7.  A  mesne  or  intermediate  reversioner  or  remainder-man  inay,  by 
his  own  acts  in  relation  to  the  estate,  change  its  course  of  descent,  and 
make  himself  the  stirps  or  root  of  inheritance.  Thus,  if  he  make  a 
conveyance  of  his  interest  for  his  own  life,  this  will  have  the  same  ef- 
fect with  an  entry  upon  a''descent.(2) 

8.  It  is  said,  that  an  alteration  of  the  common  law  doctrine  upon  this 
subject  has  been  recommended  by  the  English  real  property  commis- 
sioners. And  it  would  seem  that  in  this  countrj-,  in  most  of  the  States, 
the  English  rule  is  either  not  adopted,  or  expressly,  or  by  implication, 
abrogated.  In  New  York,  under  the  statute  of  descents  of  17bH,  the 
rule  was  repeatedly  held  to  be  in  force;  but  the  language  of  the  Re- 
vised Statutes,  upon  inheritances,  is  made  sufliciently  comprehensive, 
to  render  transmissible  by  inheritance  every  possible  right  or  title  to 
real  estate,  whether  accompanied  by  actual  seizin  or  not,  v/ith  the  ex-, 
ception  of  estates  i)our  autre  vie.{a)  The  Massachusetts  Revised  Stat- 
utes are  equally  comprehensive.  And  Chancellor  Kent  remarks,  that 
the  same  alteration  of  the  common  law  rule  has  taken  place  in  Rhode 
Island,  Connecticut,  New  Jersey,  Pennsylvania,  Delaware,  Virginia, 
South  Carolina,  Greorgia  and  Ohio,  and  probably  in  other  States;  vvhile 
in  Vermont,  Now  Hampshire,  Maryland  and  North  Carolina,  the  doc- 
trine o^ iMssessio  fratris  would  seem  still  to  exist. (8) 

(1)  Co.  Lit.  14,15,  241;  Walk,  on  Desc.  ]  (3)  Jackson  v.  ITendricks,  3  John.  Cas. 
65-6-7,  110-12;  Sulli.  on  L.  T.  153;  Stearns,  I  214;  lates  v.  Shraeder.  13  John.  260;  Jack- 
29.  30-2-3-4.  I  son  v.  Hilton,  3  Kent.  388  ;    Adam.'i  v.  Chap- 

(2)  Co.  Lit.  15  a,  191  b;  Stringer  v.  New,  lin,  1  Hill,  209;  4  Mas.  4G7 ;  .2  Pet.  59;  2 
9  Mod.  363.  '  Tuck.  Black.  App.  n.  b. 

(«)  One  owning  a  reversion,  subject  to  a  life  estiite,  though  not  seized  so  as  to  become  a 
stock  oC  descent,  is  capable  of  alienating  his  estate.     Fowler  v.  Griffin,  3  Sandf.  385. 

So  one  who  has  a  vested  remainder  in  fee-simple,  expectant  on  the  determination  of  a  pres- 
ent freehold  estate,  has  such  a  seiziti  in  law,  where  the  estate  was  acquired  liy  purchase,  as 
•will  constitute  him  a  sUrps,  or  stock  of  descent.     "Wendell  v.  Crandall,  1  Comst.  491. 
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9.  In  Ohio,  any  right  or  title  descends ;  the  rule  of  last  seized  is  not 
in  force.     In  Maine,  an  heir  may  bring  an  action  before  entry.(l) 

10.  In  North  Carolina,  lands  descend  to  the  issue  of  a  person,  who 
died  last  actually  or  legally  seized.  In  Tennessee,  the  right  of  one  dis- 
seized descends  to  his  heir.(2) 

11.  The  following  cases,  bearing  upon  the  point  in  question,  have 
been  decided  in  Massachusetts, 

12.  Devise  by  A  to  B,  his  wife,  for  her  widowhood,  remainder  in 
fee  to  his  daughter  C,  the  wife  of  the  demandant.  After  A's  death, 
and  during  the  life  of  B,  C  died,  leaving  an  only  child  D,  who  after- 
wards died  without  issue,  intestate.  Afterwards  B  died,  and  the  de- 
mandant brought  a  suit  as  heir  of  his  son  D.  The  defendant  E  claimed 
as  husband  of'the  niece  of  C,  the  wife  of  the  demandant.  The  court, 
after  argument,  gave  judgment  for  the  deraandant.(3) 

13.  The  case  of  Williams  v.  Amory,{^)  seems  to  have  proceeded  upon 
the  ground,  that  a  remainder-man,  who  died  before  the  expiration  of  a 
tenancy  for  life,  was  a  proper  stock  of  descent.  In  that  case,  the  intes- 
tate took  by  purchase,  and  therefore  was  at  common  law  a  proper  stock 
of  inheritance  ;  and,  as  he  left  only  one  child,  the  descent  was  the  same 
as  at  the  common  law.  The  court,  however,  took  no  notice  of  the  case 
in  this  particular  view ;  but  decided  that  reA'ersions,  &c.,  were,  under 
our  laws,  liable  to  be  taken  in  execution  for  the  debts  of  the  reversioner, 
&c.,  as  real  estate. 

11.  In  Whitney  v.  Whitney,(5)  the  court  held  that  a  reversion  in  the 
hands  of  a  mesne  reversioner  was,  on  his  death,  to  be  considered  as 
assets  for  payment  of  his  debts,  though  the  tenancy  for  life  did  not  ex- 
pire till  atter  his  death.  The  reasoning  of  the  court  proceeds  upon  the 
admission  of  the  common  law  doctrine,  and  that  it  had  been  changed 
by  our  statutes. 

15.  Judge  Story,  who  cites  the  above  cases,  remarks,  however,  that 
as  this  is  a  point  of  local  law,  he  should  have  been  glad  to  have  found 
it  adjudicated  in  the  State  tribunals;  but,  unfortunately,  no  such  case 
is  known  to  exist.(6) 

16.  The  question  first  distinctly  arose,  in  a  case  in  the  United  States 
Circuit  Court,  where  it  Avas  claimed  that  an  intervening  tenancy  by 
the  curtesy  defeated  the  seizin  of  the  heir.  But  it  was  held,  that  the 
reversion  expectant  thereupon  descended  like  any  other  real  estate. 

17.  Judge  Story,  in  his  opinion,  traces  the  course  of  Massachusetts 
legislation  upon  the  subject  of  the  descent  and  distribution  of  estates  ; 
and  comes  to  the  conclusion,  that  the  terms  used  in  all  the  successive 
statutes  are  broad  enough  to  embrace  reversions  and  remainders,  and 
to  change  the  common  law  rule.  The  colonial  acts  of  1611  and  1619 
speak  of  estate  generally.  The  provincial  act  of  1692,  (4  Wm.  and 
Mary,  ch.  8,)  authorizes  every  person,  lawfully  seized  in  fee  of  lands, 
tenements  and  hereditaments,  to  devise  them;  and  provides,  that  if  not 
disposed  of,  they  shall  be  distributed  as  intestate  estate.  The  act  of 
1783,  ch.  86,  uses  substantially  the  same  language,  omitting  the  word 
laicfidly ;  and  in  another  clause  charges  the  real  estate  with  debts.    The 


(1)  Walk.  333  ;   Me.  Rev.  St.  610. 

(2)  1  N.  C.  Rev.  St.  236  ;  Guion  v.  Burton, 
Meigs,  565. 

(3)  Ames  v.  Gay,  (1U9,)  cited  4  Mas.  491. 


(4)  14  Mass.  20. 

(5)  lb.  88. 

(6)  4  Mas.  484. 
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act  of  1S05  provides,  that  when  one  shall  die  seized  of  any  lands,  &c., 
or  of  any  right  thereto^  or  entitled  to  cmy  interest  therein,  not  having  devised 
the  sanae,  it  shall  descend,  &c.  A  reversion  is  clearly  a  right  or  interest 
in  lands.  It  is  also  included  in  tenements  and  hereditaments,  and  even 
lands.  Moreover,  a  reversioner  is  seized  of  his  reversion  ;  by  which  is 
meant,  that  he  has  a  fixed  vested  right  of  future  enjoyment.  Upon  any 
other  construction,  the  above  statutes  of  1692  and  I7b3  would  have 
made  no  provision  for  the  descent  of  reversions,  &c.,  vested  by  louixhase 
in  the  ancestor,  or  even  those  vested  in  the  original  donor  of  the  par- 
ticular estate.  The  word  seizin,  in  all  the  acts,  is  equivalent  to  oioner- 
ship  ;  otherwise,  the  statutes  of  1788  and  1805,  which  speak  of  any  one 
who  shall  die  seized,  would  make  no  provision  for  the  descent  of  the 
right  of  one  disseized,  which  would  accordingly  descend  to  the  heir  at 
common  laiv.  But,  however  this  may  be,  the  words  any  right  or  interest, 
in  the  act  of  1805,  leave  no  room  for  doubt  upon  the  point.  The  same 
construction  is  confirmed  by  the  words  real  estate,  and  the  provision 
subjecting  real  estate  to  debts.  The  legislature  has  uniformly  looked  to 
the  last  intestate  as  the  stock  of  descent,  with  one  or  two  exceptions, 
such  as  that  of  a  child's  dying  under  age,  &c. ;  which  exceptions  show 
that  no  others  were  intended.  If  the  common  law  is  to  govern  in  case 
of  reversions,  &c.,  as  to  the  stock  of  descent ;  there  is  no  reason  why 
it  should  not  as  to  the  heirship  also ;  and  the  heir  at  common  law  must 
therefore  inherit.  The  fact,  also,  that  no  claim  has  ever  been  made  in 
the  State  upon  the  common  law  doctrine,  strongly  negatives  its  adop- 
tion as  our  rule  of  lavv.(l) 

18.  These  views  have  been  approved,  and  the  same  general  doctrine 
established,  by  a  recent  decision  of  the  Supreme  Court  of  Massachusetts. 
The  same  point  has  been  also  decided  in  Connecticut.  The  court  seem 
to  ground  their  opinion  chiefly  upon  the  consideration,  that  the  statute 
of  distributions  passes  both  real  estate  and  personal  to  the  same  per- 
sons.(2) 

19.  Consanguinity  or  kindred,  is  the  connection  or  relation  of  persons 
descended  from  the  same  stock  ;  and  is  of  two  kinds,  lineal  and  collater- 
al. Lineal  consanguinity  is  that  between  persons,  one  of  whom  is  de- 
scended in  a  right  line  Irom  the  other;  such  as  father  and  son.  Colla- 
teral consanguinity  is  that  between  two  persons  who  are  lineally  de- 
scended from  the  same  common  ancestor. 

20.  By  the  c9mmon  law,  an  r'/fe^zVmafe  child  can  not  inherit  an  estate.(a) 
The  maxim  of  law  is:  "//ceres  legitimus  est,  qiiem  niqjtioe  demonstrant.''^ 
An  heir  must  be  born  after  actual  marriage  of  his  lather  and  mother. 
A  bastard  is  regarded  as  "  nullius  Jilius,''''  and  alike  incapable  of  being 

(1)  Cook  V.  Hammond,  4  Mas.  467.  (But  l  (2)  Hillhonse  v.  Chester,  3  Day,  1G6;  (4 
see  13  Pick.  337 — "a  reversioner,  &c.,  can-  Day,  306;)  RussoU  v.  Hoar,  3  Met.  187;  4 
not  be  said  to  hold  real  estate.")  |  Kent,  413,  n. 

(a)  At  common  law,  though  one  born  in  Scotland  before  marriage  is  legitimatized  by  the 
subsequent  marriage  of  his  parents,  he  still  cannot  inherit  real  estate  in  England.  Doe  v. 
Vardiil,  6  13ing.,N.  C.  385. 

If  issue,  born  Ijefore  marriage,  i)y  the  laws  of  the  country  where  they  are  born,  would  be 
legitimated  by  the  subsequent  marriage  of  tlie  parties,  they  will,  by  such  subsequent  mar- 
riage, (perhaps  in  any  countr^y,)  at  all  events  in  tlie  same  country,  become  legitimate, 
so  tliat  this  character  of  legitimacy  will  be  recognized  in  every  country;  but  if  illegitimate 
where  born,  the  same  character  will  belong  to  them  iu  every  other  country.  Smith  v.  Kelly, 
23  Miss.  167. 
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an  heir  himself,  or  transmitting  an  estate  to  any  heirs  except  his  own 
children  ;  even  to  his  mother.(l) 

21.  It  was  supposed  to  be  the  ancient  rule,  that  where  a  married  wo- 
man had  issue,  if  the  husband  was  capable  of  procreation,  and  within 
the  four  seas,  these  circumstances  were  conclusive  proof  of  legitimacy. 
But  it  has  been  said  that  the  rule  was  never  universal ;  and  now  the 
question  of  legitimacy  is  one  open  to  general  inquiry,  and  upon  which 
any  pertinent  evidence  and  presumptions  are  admissible,  bearing  upon 
the  point  of  possibility  or  even  probability.  Probability  of  non-access 
bevond  a  reasonable  doubt  is  sufficient  to  establish  illegitimacy.(2)(a) 

22.  It  was  formerly  held,  also,  that  no  posthumous  child  could  be 
legitimate,  unless  he  were  born  not  more  than  nine  months  or  forty 
wteks  after  the  husband's  death.  But  a  similar  change  has  taken  place 
in  the  law  upon  this  point;  and  any  evidence  bearing  upon  the  parti- 
cular case  in  issue,  and  tending  to  prove  legitimacy',  or  the  reverse,  is 
now  admissible,  although  a  longer  period  have  elapsed  than  the  one 
mentioned.  Thus,  in  one  case,  the  child  was  adjudged  legitimate, 
though  forty-three  weeks  wanting  one  day  had  elapsed. (8)(6) 

23.  In  most  of  the  United  States,  the  common  law  in  relation  to  the 
rights  of  illegitimate  children  has  been  changed  by  statute,  and  in  some 
instances  modified  by  decisions.(c) 

24.  In  Georgia,  real  estate  may  descend  from  a  mother  to  her  illegi- 
timate children  and  their  representatives.  It  also  descends /rom  such 
child,  for  want  of  children,  to  brothers  and  sisters  born  of  the  same 
mother,  and  their  representatives,  as  in  other  cases.(4)(rf) 


(1)  Co.  Lit.  7  b;  Cooleyv.  Dewey,  4  Pick. 
93. 

(2)  Co.  Lit.  126  a.  n.  2;  Goodright  i).  Saul, 
i  T.  R.  356;  Stegall  v.  Stegail,  2  Brock.  256, 
See  Reginar;.  Mansfield,  1  Ad.  4  El.  (N.  S.)  444. 


(3)  Co.  Lit.  123  b,  u.  1 ;  3  Harg.  Jur.  Exer. 
409  ;  Foster  v.  Cook,  3  Bro.  347  ;  (Stegall  v. 
Stegall,  2  Brock.  256.) 

(4)  Prince,  202. 


(a)  By  the  Spanish  law,  ell  ildreu  begotten  after  both  parties  know  with  certainty  of  the  exist- 
ence of  an  impediment  to  their  murriage,  are  illegitimate.  AUter  as  to  children  begotten 
while  both  or  one  of  the  parties  were  ignorant  of  such  impediment,  or  while  a  doubt  existed 
in  the  mind  of  either  as  to  the  fact  of  any  impediment.  Patton  v.  Philadelphia,  &c.,  1  La. 
Ann.  R.  98. 

{b)  In  Virginia,  land  shall  not  descend,  except  to  one  capable  of  inheriting,  and  in  exist- 
ence at  the  death  of  the  deceased,  or  en  ventre,  and  born  within  ten  months.  St.  1840,  48  ; 
Code,  516. 

(f)  The  legislature  of  Georgia  possesses  the  power  to  make  bastard  children  legitimate, 
and  capable  of  inheriting.     Beall  v.  Beall,  8  Geo.  210. 

Where  an  act  of  the  legislature  is  passed,  legitimatizing  bastard  children  to  their  reputed 
lather,  his  assent  thereto  will  be  presumed.     lb. 

An  act  of  the  legislature,  changing  the  name  of  an  illegitimate  child,  and  declaring  her  le- 
gitimate and  capable  of  inheriting,  and  of  like  privdeges  in  law,  as  if  she  had  been  born  in 
lawful  wedlock;  as  it  does  not  declare  her  the  legitimate  heir  of  anybody,  has  only  the  effect 
to  change  her  name.     Edmonson  v.  Dyson,  7  Geo.  512. 

A  died,  leaving  all  his  estate  by  will  to  an  illegitimate  and  only  child,  who  was  legitima- 
tized after  A's  death  by  an  act  of  the  legislature.  There  were  numerous  collateral  heirs. 
Held,  the  State  was  entitled  to  a  collateral  inheritance  tax  out  of  the  estate,  as  this  right  had 
vested  on  A'^  death,  and  before  his  child's  rights  were  established.  Galbraith  v.  The  Com- 
monwealth, 2  Harris,  258. 

[d)  Divorce  does  not  bastardize  children  ;  nor  a  second  illegal  marriage,  with  some  excep- 
tions. Prince,  189,  645.  A  similar  rule  ia  Kentucky;  (1  Ky.  Rev.  L.  562,)  and  Yirginia, 
(1  Rev.  C.  358.) 
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25.  In  Alabama, (f?)  Mississippi,  Vermont,  Massnchusetts,  Maine,  Ken- 
tucky, Arkansas,  Texas,  California  and  Wisconsin,  subsequent  marriage 
of  parents,  and  recognition  by  the  father,  legitimatize  an  illegitimate 
child.(l)  In  Vermont,  where  the  putative  father,  with  consent  of  the 
child,  makes  a  writing  which  is  registered  in  the  Probate  Court,  the 
child  becomes  capable  of  inheritance,  and  legitimate  as  to  the  father ; 
unless,  within  one  year  from  coming  of  age,  he  dissent.(2) 

26.  In  Illinois,  subsequent  marriage  of  parents  legitimatizes  a  child. 
(But  by  a  subsequent  provision,  acknowledgm.ent  also  seems  to  be  ne- 
cessary.)    So  in  Maryland,  Virginia,  Missouri  and  Indiana.(8) 

27.  In  North  Carolina,  a  bastard  maybe  legitimatized  on  application 
of  the  putative  father  to  court ;  either  where  he  has  married  the  mother, 
or  she  is  dead,  or  married  to  another,  or  lives  out  of  the  State.  In  such 
case,  the  child  may  both  inherit  from  the  father  and  transmit  an  estate 
to  his  own  heirs.(4) 

28.  In  the  same  State,  an  illegitimate  child  inherits  to  the  mother  in 
default  of  others,  but  does  not  transmit  to  her.(5)(Z)) 

29.  In  Ohio,  acknowledgment  alone  legitimatizes;  in  Michigan  and 
Mississippi,  marriage  alone,  (with  the  reputed  father  in  Mississippi.)(6) 

30.  In  Maine,  a  bastard  inherits  to  one  who,  by  a  writing  duly  at- 
tested, acknowledges  himself  to  be  his  father.  In  Maine  and  Massa- 
chusetts, he  also  inherits  to  the  mother,  but  not,  as  representing  his  parents, 
to,  their  kindred  ;  unless,  in  Maine,  the  parents  married  and  had  chil- 
dren, and  the  father  acknowledged  him,  as  above,  or  adopted  him  into 
his  family,  in  which  case  he  becomes  like  a  legitimate  child.  If  he  die 
without  lawful  issue,  in  Maine,  the  mother,  or,  if  dead,  her  heirs,  inherit 
to  him.(7) 

31.  In  New  Hampshire,  the  mother  and  her  heirs  are  the  heirs  of  a 
bastard.  If  she  leave  no  lawful  issue,  a  bastard  child  and  his  issue  in- 
herit frorn  her.  In  New  York,  the  mother  or  her  relations  inherit,  un- 
less there  is  a  widow. (8) 

o2.  In  Vermont,  Alabama,  Rhode  Island,  Virginia,  Kentucky,  Texas, 
California,  Ohio,  Indiana  and  Missouri,  bastards  may  both  inherit  from, 
and  transmit  to  their  mothers  real  estate.    In  Tennessee,(c)  bastards  take. 


(1)  Aik.  Dig.  129;  Term.  Rev.  St.  292; 
1  Ky.  Rev.  L.  561 ;  Missi.  Rev.  0.  42  ;  Wise. 
Rev.  Sts.  338;  California  Comp.  Sts.  186; 
Texiis  Sts.  1848;  Mass.  Sts.  1853,  458; 
Maine  Rev.  Sts.  ch.  93,  sec.  3;  Sts.  1852, 
259. 

(2)  Yerra.  Rev.  St.  292. 

(3)  Illin.  Rev.  L  336,  626  ;  Misso.  St.  223  ; 
Ind.  Rev.  St.  238  ;  Md.  L.  748. 


(4)  1  N.  C.  Rev.  St.  91  ;  Virtr.  Code,  516. 

(5)  Fliiitbam  v.  Holder,  1  Bad.  &  Dev.  Ea^. 
345;  4  Kent,  414. 

(6)  Wnlk.   334,  234  ; 
Rev.  C.  228. 

(7^  Mass.    Rev.   St. 
496-7. 

(8)  1  N.  Y.  Rev.  St  753;   X.  H.  Rev.  St. 
331  ;   N.  Y.  St.  1845,  257-8. 


Mich.  L.  65  ;  Missi. 
Maine  L.  1838, 


414 


(a)  So  a  written  declaration  by  the  father.  Clay's  Dig.  135.  Where  the  father  and  mother 
intermarrv  al'tt-r  the  birtli  ofan  illegitimate  child,  and  the  wife  dies  without  lawful  i.ssue,  the 
child  hefome.s  k'gitimato,  and  the  liusl>and  will  be  tenant  by  the  curtesy  of  the  lands  of  the 
wife.     Hunter  v.  Whitworth,  9  Ala.  965. 

(b)  A  WHS  the  mother  of  a  legitimate  son  B,  and  illegitimate  daughter  C.  C  intermarried 
witli  D.  C  and  D  died,  leaving  a  daughter  E,  to  whom  A  devised  her  lands.  E  died,  and 
it  was  held,  in  North  Carolina,  that  the  lands  so  devised  descended  to  the  brothers  and  sis- 
tors  of  her  deceased  father,  to  the  exclusion  of  her  mother's  legitiiuate  brother  B.  Sawyer  v. 
Sawyer.  6  Iredell.  407. 

(c)  Under  the  act  of  1810.  c.  13,  illegitimate  children  cannot  inherit  from  any  relation  of 
their  mother.     Brown  v.  Kerby,  9  Humph.  460. 
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for  want  of  lawful  cliildren,  from  the  mother  ;  and  transmit  to  their 
brothers  and  sisters,  if  the}'-  leave  no  child  or  mother.  In  Indiana,  a 
bastard  inherits  through  the  mother.  In  Maryland,  from  the  mother. 
In  Illinois,  a  bastard  or  his  descendants  inherit  to  the  mother.(a)  In 
Michigan,  he  alone.(l) 

33.  In  Virginia,  and  Kentucky,  bastards  may  inherit  tlirough  the 
mother,  and  transmit  to  their  line  as  descendants.  But  they  are  not 
empowered  to  inherit  from  or  transmit  to  their  collateral  kindred. 
Thus,  where  a  bastard  dies  without  issue,  leaving  no  mother,  the  legit- 
imate children  of  his  mother  cannot  inherit  his  estate.  But  where  a 
bastard  married  and  died,  leaving  a  legitimate  child  ;  the  parents  after- 
wards married ;  the  father,  before  the  marriage,  recognized  her  as  his 
child,  and  also  after  his  marriage,  which  was  after  her  death  ;  held,  the 
child  of  the  bastard  might  inherit,  through  his  mother,  from  her 
father.(2)(6) 

3-1.  In  Vermont,  Connecticut  and  North  Carolina,  it  has  been 
held,  that  one  illegitimate  child  may  inherit  to  another  of  the  same 
mother.(3) 

2>b.  In  Connecticut,  it  has  been  held,  that  bastards  inherit  from  the 
mother  as  falling  under  the  term  children^  in  the  statute  of  distribu- 
tions;  and  illegitimate  children  of  one  mother  also  inherit  to  each 
other.(l) 

36.  This  decision,  however,  has  been  questioned,  and  it  is  undoubt- 
edly contrar}'  to  the  general  rule  of  the  English  law,  in  an  analogous 
case.  According  to  this,  an  illegitimate  child  is  ■prima  facie  not  in- 
cluded in  the  term  in  question,  when  used  in  a  ivill.  There  must  be 
special  words  in  the  will,  or  peculiar  extrinsic  circumstances,  to  justify 
a  different  construction.  And  in  a  late  case  it  is  held,  that  an  illegiti- 
mate child  cannot  take,  where  there  are  legitimate  children  to  whom 
the  word  may  be  applied.  In  some  of  the  States,  the  statutes  of  de- 
scent expressly  except  illegitimate  children. (5)(c) 

37.  A  statute,  providing  that  where  a  man  having  by  a  woman  one 


(1)  Tenn.  Sts.  1851-2,  43;  Walk.  333, 
234;  Iiid.  Rev.  St.  238;  Mi=so.  St.  223; 
Illin.  Rev.  L  626;  4  Kent,  413;  Aik.  Dig-. 
129;  R.  I.  L.  223;  1  Verm.  L.  349;  Mich. 
L.  65;  2  Scott,  472;  Verm.  Rev.  St.  292; 
Helms  V.  Franci-scus,  2  Bland,  582  ;  Little  v. 
Lake,  8  Ohio,  289;  Virg.  Code,  516. 

(2)  1  Ky.  Rev.  L.  561;  4  Kent,  413; 
Remmington  v.  Lewis,  8  B.  Mou.  606  ;  Ash 
V.  Way,  2  Gratt.  203. 

(3)  lb. ;  Town,  &c.  v.  Fosby,  6  Verm.  83 ; 
Brown  v.  Dye.  2  Root,  280;  Flintham  v. 
Holder,  1  Bad.  &  Dev.  Eq.  345. 


(4)  Heath  v.  White,  5  Conn.  228  ;  1  Swift, 
47  ;   2  Root,  280. 

(5)  Cooley  v.  Dewey,  4  Pick.  493  ;  Wilkin- 
son V.  Adam,  1  Ves.  &  Beam.  422  ;  Swaine  ». 
Kennerley,  lb.  469 ;  Beechcrofc  v.  Beech- 
croft,  1  Madd.  Rep.  234;  Bagley  v.  Mollard, 
1  RuRS.  &  My.  581.  (See  Parke  &  J.  287  ;  I 
N.  Y.  R.  St  754;)  Dover  v.  Alexander,  2 
Hare,  275;  Thompson  v.  McDonald,  2  Dev. 
&  B.  480;  Meredith  v.  Farr,  2  T.  &  ColL 
Cha.  525. 


(a)  By  St.  of  1853,  255,  the  estate  of  a  bastard  descends  to  his  or  her  wife,  or  husband  and 
children.  If  no  child  or  descendants,  then  to  the  wife  or  husband  If  none,  to  the  mother 
and  her  children,  equallJ^     Then  to  the  next  of  kin  of  the  mother. 

(6)  In  Pennsylvania,  a  statute  enables  them  to  inherit  and  transmit  the  estate  of  a  de- 
ceased mother.  Held,  this  could  not  operate  to  divest  property  previously  descended  from 
a  mother  to  her  brothers,  &c ,  and  give  it  to  the  children  of  the  bastard.  Norman  v.  Heist, 
5  Watts  &  S.  171. 

(c)  In  Vermont,  the  term  issue,  as  used  in  the  Revised  Statutes,  means  lawful,  lineal  de- 
scendants.    Rev.  St.  294. 
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or  more  children,  shall  afterwcards  marry  her,  the  child,  &c.,  if  recog- 
nized by  him,  shall  be  legitimatized ;  applies  to  children  m  esse  at  the 
time  of  its  enactment.  But  it  does  not  apply,  where  a  child  was  born 
and  the  father  had  died  before  such  passage,  although  he  had  devised 
his  whole  property  to  his  children  and  his  wife,  desciibing  the  children 
as  his  and  his  \vife's.(l)(a) 

38.  At  common  law,  no  person  can  be  an  heir,  unless  he  is  either  a 
natural  born  citizen  or  has  been  duly  naturalized. (6)  On  the  other 
hand,  an  alien  cannot  transmit  an  estate  by  inheritance.  He  is  said  to 
have  no  inheritable  blood.  An  alien  may,  indeed,  himself  take  a  free- 
hold by  purchase,  though  liable  to  forfeiture — otherwise  the  title  of 
the  grantor  would  not  be  divested.  So,  after  taking,  he  may  convey  a 
defeasible  title.  But  the  laiv  does  nothing  in  vain.  Therefore,  when 
he  dies,  the  land  vests  immediately  in  the  Commonwealth,  by  escheat, 
without  any  inquest  of  office.  But  while  the  alien  lives,  the  lands  can- 
not vest  in  the  State  wdthout  office  found. (2)((;) 

39.  A  native  citizen  is  one  born  in  the  United  States  since  the  De- 
claration of  Independence,(cZ)  or  before,  if  he  has  removed  here  since 
that  event ;  or  the  child  of  a  citizen,  born  abroad,  if  his  parents  have 
ever  resided  here.(e)  And  this  includes  the  child  of  one  who  was  a 
citizen  after  the  treaty  of  peace  and  the  adoption  of  the  constitution. (3) 


(1)  Stevenson  v.  Sullivant,  5  Wheat.  207. 
-(2,'  Slater  v.  Nason,  15  Pick.  349;  Mont- 
gomery V.  Dorion,  7  N.  H.  481  ;   6  John.  Ch. 
366;  Jackson  v.  Beach,   1  John.    Cas.  399. 


See  Peck  v.  Toun?,  26  Wend.  613  ;  Trimblea 
V.  Harrison,  1  B.  Mon.  141. 

(3)  Walk.  137,  138;  Charles  v.  The  Mon- 
son,  &c.,  17  Pick.  70.  See  4  Rand.  631;  1 
Bai.  275;   2,  558. 


(a)  Under  the  terra  "  lawful  issue,"  bastards  cannot  take  a  remainder  in  an  estate  given  to 
the  mother  for  life,  then  to  her  "lawful  issue."     Black  v.  Cartwcll,  10  B.  Mon.  188. 

Devise  in  trust  for  A  for  life ;  at  his  death,  "  the  interest  for  the  maintenance  of  A's  wife, 
and  education  of  his  chil'iren:  at  his  wife's  death,  the  principal  to  be  equally  divided  among 
his  children  then  living."  At  the  date  of  the  will,  A  was  unmarried,  but  had  illegitimate 
children,  ol  which  it  was  assumed  the  testator  had  knowledge.  Held,  such  children  did  not 
take  by  the  devise.     Warner  v.  Warner,  2  Eng.  L.  &  Equ   68. 

A  testatrix  directed,  that  certain  property  should  be  equally  divided  between  her  broth- 
ers' and  sisters'  children.  Held,  the  legitimate  children  of  her  brothers  and  sisters  took 
under  this  clause,  per  capita,  but  an  illegitimate  child  would  take  nothing.  Kirkpatrick  v. 
Rogers,  6  Ired.  Eq.  130. 

Devise  to  an  illegiiimato  son,  and  a  daughter,  called  in  the  will  illegitimate,  of  certain 
property,  to  be  divided  between  them.  The  son,  and  the  daughter  with  her  husband, 
divided  the  estate.  After  the  death  of  the  husband  and  wife,  leaving  a  child,  who  died 
without  issue,  the  brother  of  the  testator  entered  upon  and  claimed  the  daughter's  portion. 
The  son  brings  ejectment,  and  proves  that  the  daughter  was  born  alter  the  marriage  of  her 
mother  and  the  testator.  Held,  the  daughter  took  under  the  will,  though  wrongly  de- 
scribed as  illegilimHte,  but  that  the  plaiutitf  could  not  claim  her  estate  as  heir  to  her  issue. 
Ehringhaus  v.  Cartwright,  8  Ired.  39. 

(6)  Where  an  alien  purchases  land  and  is  afterwards  naturalized,  it  seems,  his  title  is 
thereby  perfected.  Otherwise,  in  case  of  heirship.  The  People  v.  Conklin,  2  Hill,  67.  An 
alien  could  not,  under  the  laws  of  Mexico,  maintain  an  action  for  land  in  Texas.  Holliman 
V.  Peebles,  1  Texas,  673. 

(c)  Where  the  State  it.self  has  granted  lands  to  an  alien  with  wnrranty,  such  lands  descend 
to  liis  alien  heirs,  and  the  State  is  estopped  to  claim  them  by  escheat.  Com.  v.  Heirs,  &c., 
3  Pick.  224,  Whether  an  alien  can  take  land  by  virtue  of  an  execution  levy ;  qu.  ?  Oilman 
V.  Thompson,  11  Verm.  643. 

(d)  A  statute  of  Maryland  provides,  that  those  who  came  into  the  State,  before  adoption 
of  the  constitution  of  the  United  States,  may  hold  lands.  Md.  L.  1813,  ch.  105.  Where  a 
person  was  born  in  this  country,  but  left  it  in  July,  1783,  and  never  returned ;  held,  he  was 
an  alien.     Orser  v.  Iloag,  3  Hill,  79.     See  Trunbles  v.  Harrison,  1  B.  Mon.  141. 

(e)  So  the  child  of  an  alien,  born  abroad,  if  he  is  in  the  United  States  when  his  parent 
is  naturalized.     West  v.  West,  8  Paige,  433. 
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40.  Naturalized  citizens,  are  those  who  go  through  the  prescribed 
process  for  naturalization  ;  their  minor  children  at  that  time  in  the 
country  ;  or  the  widows  and  chiUlren  of  those  who  have  taken  the 
initiatory  steps  for  naturalization,  but  have  died  before  they  were 
actually  naturahzed.(l) 

41.  All  free  white  adult  persons  may  be  naturalized,  if  belonging  to 
a  nation  at  peace  with  us.  Tliey  must  declare  their  intention  under 
oath,  before  some  federal  or  State  court,  or  its  clerk,  two  years  pre- 
viously, unless  where  they  have  resided  here  since  1812,  or  unless 
they  are  minors,  and  have  resided  here  three  years  before  majority 
with  the  intent  to  become  citizens.  They  must  have  resided  one  year 
in  the  State,  and  conducted  as  good  citizens;  facts  to  be  proved  other- 
wise than  by  their  own  oath.  And  finally,  they  take  an  oath  to  sup- 
port the  constitution,  abjure  all  foreign  allegiance,  and  renounce  all 
titles  of  nobility. (a) 

42.  All  persons  not  citizens  are  aliens,  except  Indians  and  colored 
persons.  The  Indians  may  and  do  hold  lands,  but  by  a  peculiar 
tenure,  the  mere  right  of  occupancy,  and  subject  to  the  absolute 
ownership,  in  fee,  of  the  United  States.  (See  ch.  2.)  Free  colored 
persons  undoubtedly  have  the  capacity  of  inheriting  and  holding  real 
estate. (A) 

43.  In  Tennessee,  it  is  provided,  that  no  child  of  color  shall  inherit 
from  the  husband  of  the  mother.  This  does  not  apply,  however,  where 
either  husband  or  wife  is  colored. (2) 

44.  Where  an  alien  has  two  sons  born  in  the  country,  one  may  in- 

(1)  lb.  j  (2)  Ten.  St.  1825,  13. 


(a)  See  State  v.  Penney,  5  Eng-.  621.  The  residence  of  a  minor  child  with  his  father  with- 
in tlie  United  States  during  tlie  wliole  revolutionary  war,  and  till  after  the  treaty  of  peace ; 
gives  the  child  all  the  rights  of  citizenship.     Calais  v.  Marslifield,  30  Maine,  511. 

And,  if  he  remove  to  a  British  •iroviiice,  on  coming  of  age,  and  for  some  years  adiiere  to 
the  British  government,  but  afterwards  resume  his  residence  in  the  United  States;  his  right 
of  citizenship  revives,     lb. 

The  naturalization  of  a  father  ipso  facto  makes  his  son,  then  residing  in  the  United  States, 
and  under  twenty-one  years  of  age,  a  citizen.     State  v.  Penney,  5  Eng.  621. 

The  act  of  Congress  of  1802,  providing  that  children  of  per.sons  duly  naturalized,  being 
under  twenty-one,  and  dwelling  in  the  United  States  at  the  time  of  such  naturalization, 
shall,  if  dwelling  in  the  United  States,  be  considered  as  citizens,  applies  to  children  of 
parents  naturalized  after,  as  well  as  l)efore,  the  passage  of  the  act.     lb. 

An  alien  who  has  emigrated  to  the  United  States  since  June  18,  1812,  and  who  was  not 
a  minor  on  his  arrival,  is  not  entitled  to  take  the  oath  of  naturalization  on  five  years'  resi- 
dence, without  having  made  the  declaration  of  his  intention  to  become  a  citizen,  required 
by  the  act  of  May,  26,  1824,  two  years  before  his  application  to  take  the  oath  of  naturaliza- 
tion.    Matter  of  Brownlee,  4  Eng.  191. 

Although,  under  the  sixth  article  of  the  treaty  of  1783,  lands  held  by  British  subjects  in 
New  York  might  be  transmitted  by  descent  to  a  citizen,  they  could  not,  upon  the  death  of 
Buch  Briiisli  subjects,  previous  to  the  treaty  of  1794,  pass  by  descent  to  an  alien,  born  after 
July  4,  1776.     Brown  v.  Sprague,  5  Denio,  545. 

An  alien  declared,  that  it  was  bona  fide  his  intention  to  become  a  citizen,  and  to  renounce 
and  alijure  all  allegi  nice  and  fidelity  to  every  foreign  prince,  state,  potentate,  and  sovereignty 
whatever,  and  particularly  to  the  Queen  of  Great  Britain  and  Ireland,  according  to  the  seve- 
ral acts  of  Congress  in  such  cases  made  and  provided.  Held,  tlie  declaration  was  good, 
though  the  name  of  the  queen  was  not  stated.     Ex  parte  Smith,  8  Blackf  395. 

Where  it  is  clearly  inferable  from  a  reeord  of  naturalization,  that  the  alien  had  not,  at 
least  three  years  previous  to  the  date  thereof,  declared  on  oath  his  intention  to  become  a 
citizen,  and  to  renounce  all  allegiance,  &c.;  but  tiiat  the  court  has  mistaken  the  regi.stry  of 
his  arrival  for  such  a  declaration  ;  it  seems,  the  naturalization  is  invalid.  Banks  v.  Walker, 
3  Barb.  Cli.  438. 

(b)  It  is  said,  in  Tennessee,  the  right  of  a  free  negro  to  hold  lauds  can  be  questioned  only 
by  the  government.     Winnard  y.  Robbins,  3  Humph.  614. 
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herit  to  the  other,  although  he  cannot  claim  through  the  father.  Con- 
trary to  the  general  rule,  the  descent  shall  be  immediate,  and  not 
through  the  common  ancestor.(l) 

45.  The  common  law  rule,  which  precludes  aliens  from  holding 
lands,  has  been  very  extensively  changed  in  the  United  States.  Those 
alterations  which  relate  to  descent,  will  be  here  noticed. 

46.  In  North  Carolina(a)  and  Vermont,(i)  the  constitution  provides, 
thai  persons  of  good  character,  coming  into  the  States  and  settling,  and 
taking  an  oath  of  allegiance,  may  hold  lands.(2) 

47.  It  is  said  that  in  Ohio,  and  the  new  States  generally,  for  the  en- 
couiagement  of  new  settlers,  aliens  are  made  cajmblc  of  holding  real 
estate.(8)(c) 

48.  In  Missouri,  Indiana,  Georgia  and  Tennessee(c/)  they  may  do  it,  after 
expressing,  in  legal  mode,  their  intention  to  become  citizens;  and  in  Mis- 
souri, those- in  the  State  without  such  condition.  So,  a  descent  may  be 
derived  through  an  alien,  in  Missouri  and  Arkansas.  In  Tennesstr'C,  if 
an  alien  sell  land,  taking  back  a  mortgage,  upon  which  the  land  is  sold, 
he  may  legally  purchase  it.  In  Illinoi:*,  both  aliens  and  denizens  may 
in"herit  and  transmit  an  inheritance.  In  Michigan,  aliens  inherit,  and 
a  statute  confirms  all  past  titles  affected  by  alienage.  In  New  Hamp- 
shire, resident  aliens  may  hold  lands, (4) 

49.  In  Kentucky  and  Ohio,  descent  may  be  claimed  through  an 
alien.  Aliens  may  receive,  hold  and  transmit  lands,  if  they  are  and 
have  been,  for  two  years,  residents  in  the  State.(5) 

50.  In  Massachusetts  it  has  been  held,  that  the  statute  of  11  &  12 
Wm.  Ill,  c.  6,  providing  that  natural  born  subjects  may  inherit  through 
alien  ancestors,  was  adopted  in  this  State  before  the  adoption  of  the 
constitution. (6) 

51.  In  Maine,  if  an  alien  purchase  lands,  and  afterwards  become 
naturalized,  he  may  hold  or  transfer  such  lands  ;  and  they  will  descend 
from  him,  unless  claimed  by  the  State  before  such  naturalization.     If 


(1)  Colliiifrwood  V.  Pace,  1  Ventr.  413  ;  2 
Bl.  Cora.  250;  Slater  v.  Nason,  15  Pick. 
349. 

(2)  2  Kent,  69,  7  0. 

(3)  Walk.  139. 

(4)  Misso.  St.  66,  223;  Illin.  Eev.  L.  626  ; 
St.  1851,  149:  Mich.  L.  272;  Tenn.  St.  1839- 
40,  63;  Ark.  Rev.  St.  329;  N.  H.  Rev.  St. 
242;  Ga  Sts.  1849-50,46;  IStalev.  Beaekmo, 
8  Blackf.  246. 


(5)  1  Ky.  Rev.  L.  Ill,  112,  561;  Ohio  St. 
254;  Beard  v.  Rowan,  1  McL.  141. 

(6)  Palmer  v.  Downer,  2  Mass.  179,  n. 
(See  Keith  v.  Woombell,  8  Pick.  211.)  By 
St.  1852,  804,  aliens  may  take,  hold,  convey 
and  transmit  real  estate.  So  in  Texas.  Tex. 
Sts.  And  Wisconsin.  Rev.  Sts.  ch.  62,  sec. 
35.  By  Mass.  St.  1852,  810,  no  title  shall  be 
affected  by  the  alienage  of  a  former  owner. 
The  act  does  not  affect  any  land  conveyed  or 
released  by  the  Commonwealth. 


(rt)  Where  land  is  given  in  trust  for  an  alien,  the  trust  cannot  be  enforced  in  his  favor. 
Atkins  V.  Kron,  5  Ired.  Eq.  207. 

{b)  In  this  State,  it  is  held,  tiiat  the  fact  of  a  person's  residing,  and  having  for  many  years 
resided,  in  Canada,  is  not  sufficient  proof  of  alienage.     Gihnan  v.  TJiompson,  11  Verm.  643. 

(c)  In  ludiann,  an  alien,  who  lias  taken  no  steps  towards  naturaiiziition  here,  cannot 
transmit  a  title  to  lands  by  descent.  Uuddlesion  v.  Lnzenby,  1  Smith,  203.  To  entitle  the 
heirs  of  an  alien  to  land  of  his  ancestor,  and  which  has  escheated  to  the  State,  under  the 
act  of  1839,  it  must  appear  tliat  tlie  ancestor  died  in  possession  of  the  land.    H). 

{(1)  The  Tennessee  act  of  1809,  c.  53.  provides,  that  where  any  person  sliall  die  intestate 
and  without  issue,  ins  estate  shall  descend  to  the  next  of  kin  to  the  decedent,  resident  in 
the  United  Stati-s,  to  tlie  exclusion  of  aliens  related  to  the  decedent  in  a  nearer  degree.  It 
results  from  this  statute,  that,  contrary  to  the  course  of  the  common  law,  the  course  of  de- 
scent is  not  broken  or  changed  l)v  the  alienage  of  the  ancestor  of  the  next  resident  of  kin, 
but  that  such  next  of  kin  ali.'.ll  inherit,  as  if  such  alien  ancestor  had  been  a  resident  or 
naturalized  citizen,  and  had  died.     Starks  v.  Traynor,  11  Humph.  292. 
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an  alien  make  declaration  in  court  of  bis  intention  to  become  natural- 
ized, and  die  without  doing  it,  his  lands  pass  by  descent  or  devise. 
Where  one  was  in  possession  of  lands  on  or  before  Jan.  1,  1834,  they 
shall  not  escheat  for  the  alienage  of  the  party  through  or  from  whom 
he  derived  them.  A  citizen  may  inherit  through  an  alien.  Land  pur- 
chased by  an  alien  descends  to  native  children.(l) 

52.  In  Connecticut,  it  was  formerly  provided,  that  an  alien  should 
not  purchase  or  hold  lands  without  special  license  from  the  General 
Assembly.  By  another  act,  (of  1821,)  apparently  prior  to  the  one  re- 
ferred to,  but  subsequently  published  as  still  in  force,  a  foreigner  of  fair 
character,  after  six  months'  residence,  might  be  authorized  by  Chan- 
cery to  receive,  hold  and  transmit  real  estate.  By  a  late  statute,  aliens, 
having  declared  their  intention  to  become  citizens,  and  lived  in  the 
State  one  vear,  may  hold  and  transmit  lands.(2) 

53.  In  New  York,  the  alienage  of  an  ancestor  is  no  bar  to  an  inherit- 
ance. An  alien  may  inherit,  after  making  oath  of  his  intention  to  be- 
come a  citizen,  and  that  he  has  taken  the  incipient  measures  therefor. 
And  if  he  die  within  six  years,  his  heirs,  being  inhabitants,  take  by 
descent.  A  resident  alien  may  make  a  deposition  or  affirmation,  be- 
fore any  officer  authorized  to  authenticate  deeds,  of  his  intention  to 
become  a  permanent  inhabitant,  and  that  he  has  commenced  the  pro- 
cess of  naturalization  ;  which  deposition,  &c.,  shall  be  admissible  evi- 
dence.(3)(a) 


(1)  Maine  L.    1834,   110,    111;    Rev.    St. 
372.  380,  381;   Sts.  1850,  197. 

(2)  Con.  St.  349,  251 ;  lb.  1845,  4. 


(3)  1  N.  T.  Rev.  St.  754,  720;  N.  T.  L. 
1834,  488.  See  McGregor  v.  Comstock,  3 
Gomst.  408;  Banks  v.  Walker,  3  Barb.  Ch.  438. 


(a)  Other  acts  liave  been  passed  on  this  subject,  enlarging  the  times  provided  by  former 
statutes.  N.  Y.  L.  1831,  204;  1832,  280  ;  1833,  194;  1838,  17.  A  nephe.v,  though  nat- 
uralized, and  though  the  sou  of  an  alien,  who  is  living,  cannot  inherit  to  his  uncle,  the 
statutes  not  applying  to  such  a  case.  People  v.  Irwin,  21  Wend.  128.  And  where,  of  tho 
next  of  kin  to  the  deceased,  some  are  aliens  and  others  not.  the  latter  take  as  if  tlie-former 
did  not  exist.  Orser  v.  Uoag,  3  Hill.  79.  By  late  statutes,  (April  10, 1823,)  aliens  previously 
naturalized  hold  property  wiiich  came  to  them  in  any  way  previous  to  naturalization  ;  and 
their  transfers  are  confirmed.  (St.  1843,  62.)  A  resident  alien,  to  whom  land  has  or  may 
come,  and  who,  within  one  year  from  the  time  of  acquiring  it,  or  from  the  date  of  the  act, 
files  a  deposition,  &c ,  under  part  2,  ch.  1,  art.  2,  sec.  15,  of  the  Revised  Statutes,  may 
hold  or  convey  for  five  years  from  the  date  of  the  act.  And  a  past  transfer  is  confirmed. 
Tlie  act  is  not  to  afl'ect  any  pending  suit  by  the  State,  or  any  vested  title.  lb.  62-3.  Heira, 
pa.st  and  future,  inherit;  but  if  males,  and  of  age,  not  unless  they  are  citizens  or  make  aflSr- 
mation,  &c.  In  case  of  a  grant  or  aevise  from  an  alien,  the  grantee,  &c.,  though  an  alien, 
holds,  if  he  make  affirmation,  &c.     St.  1845,  94-5. 

The  New  York  statute  of  1845  (Laws,  184.=^,  p.  94)  does  not  operate  to  confirm  a  title 
previously  conveyed  by  an  alien  heir  of  one  holding  real  estate.  Brown  t.  Sprague,  5  Denio, 
545.  Under  the' Revised  Statutes,  an  alien  can  take  land  by  purchase,  and,  in  case  of  lands 
which,  under  those  statutes,  would  escheat,  the  attorney-general  alone  can  take  advantage 
of  it.     Leefe,  4  Edw.  Ch.  395. 

Claim  of  an  estate  belonging  to  the  uncle  of  the  claimant,  through  the  mother  of  the  latter, 
who  was  an  alien,  the  claimant  himself  never  having  been  in  po.sses.sion.  Held,  tiie  statute 
of  1843  cured  only  the  disability  of  a  party's  own  alienage  and  not  that  arising  from  the 
alienaire  of  an  ancestor;  and  therefore  the  claim  could  not  be  sustained.  Redpath  v.  Rich, 
3  Sandf  79. 

In  New  York,  aliens,  and  the  children  of  aliens,  are  incapable  of  taking  and  holding  real 
estate  by  devise.  Otherwise  witli  a  female,  married  to  an  alien,  and  residing  in  a  foreign 
country;  wlio  may  take  an  interest  in  real  estate  under  a  will  Beck  v  McGillis,  9  Barb.  35. 
An  act  of  the  legislature  of  New  York,  authorizing  aliens  to  purcliase  and  hold  real  estate 
in  that  State,  declared,  tiiat  all  and  every  conveyance  and  conveyances,  thereafter  to  be 
made  or  executed  to  any  alien  or  aliens,  &c. ;  sliould  be  deemed  valid  to  vest  the  estate 
thereby  granted,  in  such  alien  or  aliens.  ?Ield,  the  language  embraced  sales,  purcliases 
and  conyeyances  in  trust.     Duke,  &c.  v.  Graves,  9  Barb.  595, 
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54.  la  New  Jersey,  an  act  once  existed,  and  is  probably  now  in 
force,  enabling  aliens  to  hold  lands,  if  naturalized  after  acquiring  them. 
Title  by  descent  may  also  be  made  through  an  alien.  By  a  late  act, 
aliens  may  inherit, (1) 

55.  In  Pennsylvania,  an  act  of  1778  confirms  the  title  to  lands  of 
those  claiming  under  aliens,  who  had  removed  to  that  or  any  of  the 
adjoining  States  for  the  purpose  of  settling.  A  subsequent  statute 
provides,  that  any  citizen  or  subject  of  a  foreign  friendly  State  may 
take  atid  hold  land  by  devise  or  descent.  A  late  statute  confirms  the 
title  of  the  heirs  of  aliens.  By  an  act  of  1814,  an  alien  enemy,  who 
resided  in  the  State  June  18,  1812,  and  has  since  resided  there,  may 
receive,  hold  and  convey  lands,  not  exceeding  200  acres,  or  $20,000  in 
value,  after  having  declared  his  intention  to  become  a  citizen.  A  late 
act  provides,  that  past  purchases,  not  exceeding  2,000  acres,  or  inherit- 
ances, by  aliens,  shall  be  confirmed,  not,  however,  to  affect  any  vested 
rights.     Past  sales   by  aliens  to  citizens  are  also  made  valid. (2) 

56.  In  Maryland,  an  alien  may  take  and  hold  lands,  provided,  (if  a 
male,)  within  one  year  after  the  acquisition,  he  declare  his  intention  to 
become  a  citizen,  and  within  twelve  months  after  being  capable  of 
naturalization  become  naturalized.  If  he  die  within  a  year  from  acqui- 
ring the  land,  without  making  such  declaration,  or,  having  made  it, 
within  the  time  allowed  for  naturalization,  without  being  naturalized  ; 
and  make  no  deed  or  devise  ;  his  heir  inherits  the  land,  provided  he 
proceeds  as  above.  Where  the  party  is  an  infant,  or  non  compos,  the 
times  above  referred  to  are  reckoned  from  removal  of  such  disability. 
But  no  alien  shall  hold  in  trust  for  another  alien,  or  for  a  foreign  cor- 
poration. Alien  white  females,  marrying  white  citizens,  may  inherit. 
Naturalization  gives  validity  to  prior  acquisitions  of  lands.(3) 

57.  In  Delaware,  an  alien,  after  declaring  his  intention  to  become 
naturalized,  may  take  lands  by  deed  or  will,  and  transmit  them  by 
descent ;  and  resident  aliens  may  take  by  descent.  Descent  may  also 
be  claimed  through  an  alien. (4) 

58.  In  South  Carolina,  the  provisions  are  similar  to  those  in  New 
York.(5) 

(1)  1  N.  J.  L.  35;  N.  J.St.  1834,  1835,  j  (3)  Md.  L.  1825,  ch.  G6;  lb.  181.3,  ch. 
67  ;  Bonaparte  V.  The  Carnden,  &c.,  1  Baldw.  |  100;  lb.  1814,  79. 

216;   K  J.  St.  1845,  92.  i       (4)  Dela.  St.  33. 

(2)  Pur.   Di^.   38,  39.  40,  41  ;  Penn.  Stat,  j      (5)  2  Kent,  69. 
1836,    1837,  121:  St.    1844.    274.     See   Ru- ^ 

beck  V.  Gardner,  7  Watts,  455.  I 

Under  the  act  of  April  2.  1798,  allowinfi:  aliens  to  take  conveyances  of  real  estate,  situated 
in  New  York,  a  release  may  be  executed  by  one  of  several  trustees,  in  a  deed  of  trust,  to 
his  co-trustees,  of  his  estMte  and  interest  in  the  trust  properly,  although  the  parties  to  such 
release  are  all  aliens.     lb. 

A  statute  provided  and  declared,  that  deeds  and  conveyances  made  in  pursuance  of  a 
former  act,  which  autiiurized  and  etiabled  aliens  to  purchase  and  hold  real  estate  within  the 
State  of  New  York,  siiould  vest  the  lands  conveyed,  so  far  as  related  to  the  question  of 
alienism  in  the  grantees,  their  heirs  and  a.ssigns.  in  such  manner  as  to  authorize  them,  bcirig 
aliens,  to  give,  devise,  grant,  sell,  and  convey  ti»e  same  to  any  other  alien  or  aliens.  Held, 
it  was  the  intention  of  the  legislature  to  remove  the  olijection  of  alienism,  in  case  ol  any 
number  or  succession  of  descents  from  one  alien  to  another,  and  also  in  case  of  any  number 
of  grants  or  devises  between   aliens.     lb. 

Held,  also,  the  terms  •'  heirs  and  assigns"  were  not  to  bo  restricted  to  the  immediate  heirs 
or  assisrng,  but  extended  to  all  persons  who  might  inherit  the  lands,  or  to  whom  they  might 
be  assigned.     lb. 
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59.  In  Georgia,  where  one  dies  and  leaves  no  heir  who  can  inherit 
his  lands,  because  of  his  or  her  being  an  alien,  the  executor,  &c.,  may 
sell,  and  pay  the  proceeds  to  the  devisees  or  representatives  oi  the 
deceascd.(l) 

60.  In  relation  to  the  foregoing  subject  it  is  said,  that  no  State  can 
prescribe  terms  of  naturalization  different  from  those  provided  by  Con- 
gress;  because  one  State  might  thus  give  to  aliens  all  the  privileges  of 
citizenship  in  every  other  ;  the  constitution  provides,  that  the  citizen 
of  one  State  shall  have  the  rights  of  a  citizen  in  the  others.  But  each 
State  has  the  undoubted  right  to  regulate  the  law  of  descent  within 
its  own  limits;  and,  by  making  aliens  capable  of  inheriting,  it  does  not 
give  them  such  capacity  in  other  States.(2) 

61.  With  regard  to  the  particular  rules  or  canons  of  descent,  it  may 
be  remarked  in  general,  that  in  nothing,  except  the  feudal  tenures,  has 
American  law  departed  so  widely  from  the  common  law  of  England. 
Indeed,  substantially  the  same  reason  explains  both  the  abrogatif)n  of 
the  feudal  system,  and  the  introduction  of  new  rules  of  descent,  in  the 
United  States.  That  reason  is  of  a  political  character  ;  and  equally  so, 
as  applied  to  each  of  the  subjects  in  question.  The  feudal  system  of 
tenures,  and  the  common  law  rules  of  descent,  originating  in  the  feudal 
system,  and  by  which  alone  it  could  be  perpetuated,  are,  in  the  very 
nature  of  things,  equally  inconsistent  with  a  republican  government; 
for  both  pre-suppose  and  maintain  the  accumulation  of  property  in  a 
few  hands,  while  the  very  corner-stone  of  a  republic  is  the  equal  dis- 
tribution of  property  among  the  mass  of  the  people. 

62.  Chancellor  Kent  lays  down  the  characteristics  of  the  common 
law  rules  of  descent,  as  follows  :  preference  of  males  and  their  descend- 
ants, unless  the  estate  came  from  a  female  ancestor;  primogeniture, (a) 
among  males;  that  the  estate  shall  never  lineally  ascend;  exclusion  of 
the  half-blood  ;  and  succession  per  stirpes.  A  recent  English  statute, 
however,  (8  &  4  Wm.  lY,  c.  106,)  has  greatly  modified  these  ancient 
principles.  By  virtue  of  this  act,  descent  shall  always  be  traced  from 
the  purchaser  of  the  land  ;  and  the  person  last  entitled  shall  be  deemed 
such  purchaser,  unless  he  inherited  the  land,  in  which  case  the  person 
from  whom  he  inherited  shall  be  held  the  purchaser.  Where  a  devise 
is  made  to  the  heir,  he  shall  take  as  devisee,  not  by  inheritance  ;  and  in 
computing  heirship,  the  devisor  shall  be  deemed  the  purchaser  of  the 
estate.  A  brother  or  sister  shall  inherit  through  a  parent.  A  lineal 
ancestor  shall  inherit  before  a  collateral  relation,  claiming  through  him  ; 
thus,  a  father,  before  a  brother.  Paternal  ancestors  and  their  descend- 
ants are  preferred  to  maternal  ancestors  and  their  descendants ;  and 
male  to  female  ancestors.  Half  blood  relations  may  inherit,  next  after 
relations  of  the  whole  blood  in  the  same  degree,  and  their  issue,  where 
the  common  ancestor  is  a  male  ;  and  next  after  such  ancestor,  if  a 
female. (o) 

(1)  Prince,  201.     See  Sts.  1849,  50,  46.        1      (3)  4  Kent,  411-12  and  n. 

(2)  Montgomery  v.  Dorion,  1  N.  H.  482.      ) 

(a)  Before  the  Revolution,  primogeniture  prevailed  in  many  of  the  States.  In  Rhode 
Island,  till  1770  ;  in  Maryland,  till  1715  ;  in  New  York,  New  Jersey,  Yiroinia,  the  Carolinas 
and  Georgia,  till  tlie  Revolution.  In  Massachusetts,  Connecticut  and  Delaware,  the  eldest 
son  iiad  a  double  portion.  So,  in  Pennsylvania,  by  an  act  of  1683,  abolishmg  primogeniture, 
which  continued  in  force  till  1774. 
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63.  The  method  of  computing  degrees  of  kindred  adopted  in  tliis 
countrj',  is  that  of  the  civil  law^l)  except  that  in  North  Carolina  the 
common  law  rule  prevails,  generally,  and  in  New  York  with  respect  to 
the  more  remote  relations. 

64.  The  civil  law  method  of  computing  degrees  of  kindred,  in  case 
of  lineal  relationship,  ascends  or  descends  from  the  intestate  to  the  sup- 
posed heirs,  each  step  making  one  degree  ;  and  the  party  removed  by 
the  fewest  degrees  from  the  intestate  is  the  true  heir.  This  rule  is  of 
course  qualified  by  the  principles  already  stated  as  to  the  right  of  repre- 
sentation, and  the  preference  given  to  the  descending  line.  Thus,  in 
case  of  father  and  grandfather,  the  former  is  related  in  the  first  degree, 
and  the  latter  in  the  second.  The  father,  therefore,  inherits  before  the 
grandfather.  In  case  of  collateral  relationship,  the  degrees  are  reckoned 
by  ascending  from  the  intestate  to  the  common  ancestor  of  himself  and 
of  the  supposed  heirs,  and  then  descending  to  the  latter,  calling  each 
stepcne  degree.  Thus,  supposing  the  claimants  to  be  a  brother  and 
an  uncle ;  in  regard  to  the  former,  the  steps  are,  from  the  intestate  to 
his  father,  who  is  the  common  ancestor  of  brothers,  and  then  from  the 
father  to  the  brother,  which  makes  two  degrees ;  while,  with  regard  to 
the  uncle,  we  ascend  from  the  intestate  to  his  Mher,  thence  to  his  grand- 
father, who  is  the  common  ancestor  of  uncle  and  nephew,  thence  to  the 
uncle ;  which  makes  three  degrees.  The  biother,  therefore,  inherits 
before  the  uncle.  By  the  common  and  canon  law,  the  rule  as  to  lineal 
relations  is  the  same  with  that  of  the  civil  law  ;  but  in  regard  to  col- 
laterals it  is  different.  In  the  latter  case,  the  degree  of  relationship  is 
reckoned  by  descending  from  the  common  ancestor  to  the  intestate,  and 
the  supposed  heir;  or,  if  they  are  unequallj^  removed  from  the  com- 
mon ancestor,  by  descending  to  the  more  remote  of  the  two  parties, 
reckoning  each  step  in  the  descent  as  one  degree  of  relationship.  Thus, 
a  brother  is  related  in  the  first  degree,  being  one  step  removed  from 
the  father,  the  common  ancestor  ;  while  a  nephew  is  related  in  the 
second  degree,  because  a  descent  from  the  grandfather,  the  common 
ancestor  to  a  brother,  is  one  degree,  and  from  the  latter  to  the  nephew, 
is  two  degrees. 

65.  The  general  rule  of  descent  in  tlie  United  States  is,  that  property 
descends  to  the  next  of  kin  to  the  deceased  owner.  From  this  rule  the 
statutes  of  the  several  States  have  occasioned  some  deviations.  But 
these  apply  chiefly  tO  the  more  remote  relations.  In  all  the  States, 
children,  or,  if  dead,  their  representatives,  take  in  the  first  instance, 
and  representation  continues  in  the  descending  line  ad  infinitum.  In 
general,  the  father  claims  next,  and  then  the  mother  and  brothers  and 
sisters  in  equal  shares.  This,  however,  is  by  no  means  a  nniversnl  rule. 
The  right  of  representation,  that  is,  the  right  of  lineal  descendants  to 
take  what  their  ancestor  would  have  taken,  does  not  usually  extend, 
with  reference  to  collateral  relatives,  beyond  the  second  degree  of  re- 
lationship, or  beyond  the  children  of  brothers  and  sisters;  and  where 
there  is  any  deviation  from  this  rule,  it  will  be  particularly  pointed  out 
hereafter.  Thus,  if  there  are  children  of  a  brother  of  the  ancestor,  and 
one  is  dead  and  has  left  children,  these  last  cannot  take,  either  as  next 

(1)  1   N.  C.  Rev.  St.  ;  1   N.  Y.   Rev.  St.  \  Mich.  L.  64 ;  Mnine  Rev.  St.  379  ;  Hays  v. 
75.3;  Masg.  Rev.  St.  414;  Del.  St.  316;  lb.    Thomas  Bre.  136  ;  Verm.  Rev.  St.  292. 
1843,  489;  Hillhouse  v.  Chester,  3  Day,  211  ;  1 
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of  kill,  or  by  representation.  The  surviving  cliildren  of  the  brother 
take  the  whole,  us  next  of  kin.  It  has  already  been  suggested,  that  a 
different  rule  in  regard  to  representation  applies  to  lineal  relations. 
For  example,  suppose  A  to  die,  and  leave  a  son  B,  and  two  grandsons, 
D  and  E,  by  C,  another  son  deceased,  and  two  great  grandsons,  F  and 
Gr,  by  H,  a  deceased  daughter  of  C.  In  this  case,  the  descendants  of  A 
are  in  three  different  degrees  of  consanguinity  ;  viz.,  a  son,  two  grand- 
sons, and  two  great  grandsons.  Tlie  consequence  of  which  is,  that  B, 
the  son,  takes  one  half  the  estate  ;  D  and  E,  the  grandsons,  two-thirds 
of  the  other  half;  and  F  and  G,  the  great  grandsons,  the  remaining 
third  of  one-half.  In  England,  the  rule  of  representation  is  adopted, 
even  where  the  parties  are  related  in  the  same  degree  of  kindred. 
Thus,  if  there  be  two  granddaughters  by  one  daughter  of  the  deceased, 
and  three  granddaughters  by  another ;  the  two  former  take  an  equal 
share  of  the  estate  with  the  three  latter.  It  is  to  be  observed,  that 
where  heirs  take  by  representation  what  a  deceased  ancestor  would 
have  taken,  they  inherit  per  stirpes  ;  but  where  all  the  claimants  are 
related  in  the  same  degree  to  the  intestate,  they  take  per  capiia.{i){a) 

Q6.  By  the  English  common  law,  one  related  to  an  intestate  by  the 
half-blood  only  can  never  inherit ;  upon  the  presumption  that  he  is 
not  of  the  blood  of  the  original  purchaser.  But  the  late  statute  of  de- 
scents (8  &  4  William  IV,  c.  106,)  as  has  been  stated,  greatly  modifies 
this  rule.  And  in  this  country  the  common  law  principle  may  be  re- 
garded as  not  ill  force,  though  in  many  of  the  States  some  distinction 
is  preserved  between  the  whole  and  half-blood.  The  ordinance  for 
government  of  the  North  West  Territory  prohibited  any  distinction; 
but  some  of  the  States  formed  from  this  Territory  have  subsequently 
established  one.(2) 

67.  With  regard  to  collateral  relations,  it  is  to  be  observed  that  they 
may  stand  in  the  same  degree  of  relationship  to  the  intestate  as  lineal 
relations.  Thus,  a  brother  and  a  grandfather  are  related  in  the  same 
degree.  It  is  the«gcneral  rule  of  American  law,  that  brothers  and  sis- 
ters shall  be  preferred  to  grandparents.  It  has  already  been  seen,  that 
grandchildren  inherit,  not  according  to  their  degree  of  relationship,  but 
as  representing  their  parents,  the  children  of  the  intestate.  The  gen- 
eral language  of  the  American  statutes  of  descent  is,  that  brothers,  &c,, 
and  their  descendants,  shall  inherit  before  the  stock  of  grandparents. 

68.  AVhile  the  English  law,  upon  tlie  principle  already  referred  to  of 
connecting  an  heir  with  the  original  purchaser,  always  prefers  the  pa- 
ternal line  among  collateral  relations,  the  American  law  gives  no  such 
preference  except  to  ancestral  estates,  and  as  to  these  it  stops  at  the 
last  purchaser  in  tlie  ancestral  line.     Its  general  object  is,  to  continue 


(1)  4  Kent,  391,  392,  n.;  Mattison  v.  Ten- 
field,  3  Beav.  131. 

(2)  4  Kent,  403,  n. ;   Seville  v.  Wliedbee, 


1  Badg.  &  Dev.  (N.  C.)  160;  Butler  v.  King, 

2  Yerg.   115  ;    Lawson  v.  Perdriaux,  1  McO. 
456;   Maine  Rev.  St.  379;  Verm.  lb.  292. 


(a)  Where  the  surplus  of  an  estate  is  equally  divided  between  "  the  heirs  of  A  and  the  heirs 
of  B;"  they  take  jjer  capita.  Hobbs  v.  Craip;e.  1  Ired.  332.  Devise  "equally  between  A, 
B  and  C,  and  the  children  of  D.  who  reach  tlie  age  of  twenty-one  "  Four  children  arrive  at 
that  aa:e.  Held,  they  did  not  take  per  capita.  Brett  v.  Horton,  4  Beav.  239.  Devise  to 
the  lejral  heirs  of  tiie  testator's  brother  A.  At  the  testator's  decease,  these  heirs  were  six 
of  his  children  living,  eleven  children  of  his  deceased  daugliter  B,  and  three  of  his  deceased 
son  C.     Held,  the  heirs  of  A  took^^er  stirpes.     Daggett  v.  Slack,  8  Met.  450. 
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the  estate  in  the  family  of  the  intestate,  and,  in  effecting  this,  to  pay 
due  regard  to  the  chiims  of  the  succe.<sive  brunches,  and  principally  to 
the  loud  and  paramount  claim  of  proximity  of  blood  to  the  intestate.(l) 
H9.  Having  thus  stated  the  general  principles  of  the  American  law 
of  descent,  I  proceed  to  take  a  concise  view  of  the  statutory  provisions 
in  the  several  States.  The  principles  above  mentioned  are,  in  most 
instances,  positively  enacted  ;  bat  I  deem  it  unnecessary  to  repeat  them 
in  connection  with  the  several  statutes,  preferring  to  have  it  understood 
that  they  are  in  force,  unless  some  repugnant  provisions  are  expressly 
given. 

70.  In  Massachusetts  and  Maine,  real   estate  descends  as  follows: 

1.  In  eqi,al  shares  to  children, (a)  and  to  the  issue  of  a  deceased  child; 

2.  If  no  child,  to  all  other  lineal  descendants;  3.  If  no  issue,  to  the 
father;  4.  In  equal  shares  to  brothers  and  sisters,  and  the  children  of 
those  deceased,(Z>)  and  the  mother;  5.  To  the  mother,  excluding  the 
issue  of  deceased  brothers  or  sisters  ;  6,  To  the  next  of  kin,  preferring, 
however,  those  who  claim  through  an  ancestor  nearest  to  the  intestate. 
Where  one  dies,  leaving  several  children,  or  one  child,  and  the  issue  of 
another,  if  such  surviving  child  die  a  minor  and  unmarried,  the  estate 
which  he  inherited  from  his  parent  descends  equally  to  the  other  child- 
ren of  the  same  parent,  and  to  the  issue  of  other  children  deceased,  by 
representation.(c)  In  Massachusetts,  if  all  the  other  children  of  the 
same  parent  are  dead,  the  estate  descends  to  the  issue  of  such  children  ; 
equally,  if  related  in  the  same  degree  to  the  intestate  ;  if  not,  by  repre- 
sentation. In  Massachusetts  and  Maine,  where  real  estate  would  other- 
wise escheat  for  want  of  kindred,  the  widow  shall  take  as  heir.(2) 

71.  In  Massachusetts,  brothers  and  sisters  of  the  whole  and  half- 
blood  inherit  equally  ;  upon  the  ground,  that  our  statute  of  distribu- 
tions copied  the  English  act  of  Charles  II,  the  final  construction  of 
which,  after  much  doubt  upon  the  point,  admitted  the  half-blood. (3) 

72.  A  statute  declared,  by  way  of  proviso  to  a  previous  clause,  pass- 
ing the  real  estate  to  the  mother  and  brothers,  &c.,»that  when  a  child 
should  die  a  minor  and  unmarried,  his  share  of  the  inheritcuice  that  came 


(1)  4  Kent,  405  ;  MeGundry  v.  Pinniger,  7 
Eng.  Law  and  Equ.  148. 

(2)  Mass.  Rev.  St.  413-15;   1  Smith.  157- 
8;   Me.  Rev.  St.  379;  Mass.  Sts.  1849,  514;  I  124;  Show.  P.  C.  108.) 
Maine  lb.  1852,  283. 


(3)  Sheffield  v.  Loverino:,  12  Mass.  490; 
(Smith  V.  Tracy,  1  Mud.  209;  Karl  &e.  v. 
Norcliff,   1  Vern.  403  ;   Crooke  v.   Watt,   2, 


(ffl)  A  married  woman,  seized  of  an  estate  in  fee,  died  intestate  in  1789,  in  Massaelmsetts, 
while  Slat.  1783,  c.  36,  sec.  1,  was  iti  force,  wiiich  entitled  her  oldest  surviving  son  to  two 
shares  of  her  estate.  Tier  husband  rigiitfully  held  her  estate,  after  her  death,  as  tenant  by 
the  curtesy,  until  iiis  deaili,  whicli  was  alter  January  1,  1790,  when  by  Stat.  1789,  c.  2,  the 
said  provision  of  Stat.  1783  was  repealed,  and  the  real  estate  of  persons  dyiiifr  intestate  was 
made  to  descend  in  equal  shares  to  their  cliildren.  Held,  that  tlie  fee  of  tiie  intestate's  real 
estate  vested  in  her  children,  at  iier  decease,  in  the  proportions  prescribed  by  St,at.  1783,  c. 
36,  and  that  her  oldest  son,  upon  the  death  of  the  tenant  by  the  curtesy,  was  entitled  to  two 
shares,  and  her  other  cliildren  to  one  share  each.     Miller  v   Miller,  10  Met.  3!):'>. 

[h)  In  Maine,  where  one  died  leaving  neither  i.ssue  nor  parents,  Iml  a  child  of  one  deceased 
brother  and  grandchildren  of  another;  held,  the  child  should  inherit  alone,  it  being  the  effect 
of  the  statute  to  preclude  all  representation  among  collaterals  beyond  brothers'  and  sisters' 
children.     Quinhy  v.  Iliggins,  14  Maine,  309. 

But  by  Stat.  1852,  (p.  283,)  the  grandchildren  of  a  brother  or  si.^ter  inlierit  in  the  same 
manner  as  the  children  of  such  brother  or  sister,  the  parent  and  grandparent,  through  whom 
such  property  would  descend,  being  dead. 

(c)  See  Mayo  v.  Boyd,  3  Mass.  13  ;  Runoy  v.  Edmands,  15,  291. 
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from  his  father  or  mother,  should  pass  to  the  children,  &c.,  of  such 
father  or  mother,  kc.  Held,  this  proviso  was  not  designed  to  make  a 
rule  for  a  separate  and  distinct  case,  but  only  to  modity  the  rule  men- 
tioned under  certain  circumstances;  so  that,  upon  the  death  of  a  child 
under  age,  &c.,  before  he  had  legal  power  to  dispose  of  the  land,  or  had 
contracted  new  obligations,  changing  his  relation  to  others,  it  should 
pass  as  if  he  had  died  before  the  intestate,  or  had  never  existed.  The 
object  is  rather  to  give  a  new  destination  to  this  portion  of  the  parent's 
estate,  which  has  failed  to  accomplish  the  design  of  the  legislature  by 
the  premature  death  ot  such  child,  than  to  provide  a  new  and  distinct 
rule  of  distribution  for  such  child's  own  estate.  Upon  these  grounds, 
and  as  the  fair  construction  of  the  words,  share  of  the  inheritance ;  held, 
the  proviso  does  not  apply  to  real  estate  which  came  by  devise  to  such 
child  of  the  intestate.(l) 

73.  In  New  Hampshire,  when  a  child  of  one  intestate  or  testate  dies, 
under  twenty-one,  and  unmarried,  the  child's  share  of  the  estate,  though 
its  other  parent  be  living,  descends  to  its  surviving  brothers  and  sisters, 
and  the  lineal  heirs  in  the  descending  line  of  such  of  them  as  are  dead ; 
but,  if  such  child  die  over  twenty-one,  and  unmarried,  such  share 
descends  to  the  mother,  and  any  brother  or  sister,  or  their  heirs,  the 
mother  taking  an  equal  share.(a)  Where  one  dies  after  marriage,  or, 
coming  of  age,  without  descendants,  the  father  inherits ;  then  the  mother 
and  brothers  and  sisters  equally. (2) 

7-i.  In  New  Hampshire,  under  the  statute  of  descents  of  1789,  copied 
from  the  English  statute  of  distributions,  it  was  held,  that  the  law  never 
looks  to  the  source  whence  the  estate  was  derived,  to  determine  who 
shall  inherit,  except  where  the  statute  makes  it  material. (3) 

75.  In  Connecticut,  lands  descend  :  1.  To  children,  and  such  as  legally 
represent  them,  if  any  are  dead  ;  and  if  a  child  die  under  twenty  one, 
and  unmarried,  or  before  any  legal  disposition  of  his  share,  and  unmar- 
ried, such  share  goes  to  the  surviving  children  and  their  representatives. 
2.  Brothers  and  sisters  of  the  whole  blood,  and  their  representatives. 
8.  The  parent  or  parents.  4.  Brothers  and  sisters  of  the  half-blood, 
and  their  representatives.  Then  to  the  next  of  kin,  preferring  the 
whole  blood  of  (.qual  degree.  Estate  derived  by  descent,  gift  or  devise 
from  a  relation,  descends  to  brothers  and  sisters,  and  their  representa- 
tives, of  the  blood  of  such  relation  ;  then  to  the  children  of  such  rela- 
tion, and  their  representatives;  then  to  his  brothers  and  sisters,  and 
their  representatives. (4) 

76.  In  Ehode  Island,  lands  descend  in  equal  portions:  1  To  children, 
or  their  descendants;  2.  To  the  father;  3.  To  the  mother,  brothers 
and  sisters,  and  their  descendants  ;  4.  In  equal  moieties  to  paternal  and 
maternal  kindred,  as  follows  ;  the  grandfather,  then  the  grandmother, 

(1)  Nash  V.  Cutler,  16  Picl^-.  491.  I      (3)  Parl^er  v.  Ninis,  2  N.  H.  460. 

(2)  K  H.  Rev.  St.  331.  |       (4)  Con.  St.  204-5  ;  lb.  34-5. 


(a)  A  testator  died  in  1817,  leaving  a  daughter,  to  whom  he  devised  land.  Slie  died  in 
the  year  1826,  leaving  her  niotiior  and  sister  surviving  her.  Held,  her  property  could  not 
be  regarded  as  a  deceased  cliild's  share  in  the  estate,  according  to  the  act  of  July  2d,  1822, 
as  the  will  had  taken  effect  before  the  passage  of  the  act,  but  must  be  considered  as  intestate 
estate,  the  disposition  of  which  was  the  same  by  the  act  of  18 j2  as  by  that  of  1789,  and 
that  her  mother  was  entitled  to  her  property,  as  her  next  of  kin.  Bell  v.  Scamruon,  15 
N.  H.  381. 
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uncles  and  aunts,  on  the  same  side,  and  their  descendants ;  then  to  the 
great  grandfathers,  or  one  of  them,  if  only  one  ;  then  to  the  great  grand- 
mothers, or  one  of  them,  if  only  one,  and  brothers  and  sisters  of  grand- 
parents, and  their  descendants  ;  and  so  on  ;  passing  to  the  nearest  lineal 
male  ancestors,  then  the  lineal  female  ancestors  in  the  same  degree,  and 
their  respective  descendants.  But  no  one,  except  children,  shall  inherit, 
unless  in  being,  and  capable  of  taking  at  the  intestate's  death.  Where 
the  inheritance  is  above  directed  to  go  by  moieties  to  the  paternal  and 
mateinal  kindred,  if  there  are  none  on  the  one  part,  the  whole  passes 
to  those  on  the  other  ;  if  no  kindred,  to  the  husband  or  wife,  his  or  her 
kindred.(a)  The  descendants  of  one  deceased  inherit  as  he  would  have 
done.  Where  one  dies  without  children,  real  estate  derived  by  descent, 
gift  or  devise,  from  a  relation,  passes  to  the  next  of  kin  of  the  intestate 
of  the  blood  of  such  relation. (I) 

77.  In  Vermont,  by  the  Eevised  Statutes,  for  want  of  children,  or 
their  representatives,  the  widow  takes  one-half  the  estate  in  fee  ;  if  no 
■widow,  the  father  inherits  ;  then  brothers  and  sisters,  and  the  mother, 
and  their  legal  representatives ;  then  the  next  of  kin,  and  representa- 
tives. And  for  want  of  heirs,  the  widow  takes  the  whole.  If  no  widow, 
the  property  escheats  to  the  town  for  the  benefit  of  schools.(2)(6) 

78.  In  New  York,  real  estate  descends :  1.  To  lineal  descendants ; 
2.  To  the  father  ;  3.  To  the  mother  ;  4.  To  collateral  relatives,  subject 
to  the  fallowing  conditions.  For  want  of  lawful  descendants,  the 
father  takes,  unless  the  estate  came  to  the  intestate  on  the  part  of  the 
moth(-r.  If  no  father,  or  if  he  cannot  take,  the  mother  takes  for  life, 
and  the  reversion  passes  to  brothers  and  si.sters,(c)  and  the  descendants 
of  such  as  are  dead.  If  no  brother  or  sister,  or  their  descendants,  the 
mother  takes  one-half,  if  the  deceased  left  a  widow — if  not,  the  whole. 
If  no  father  or  mother,  capable  of  inheriting,  collateral  relatives  take. 

(1)  R.  I.  L.  222-3.  See  Mowry  v.  Staples,  |  (2)  1  Verm.  L.  348,  359,  360 ;  Rev.  St.  292. 
1  Ans:.  10.  I 


(a)  No  preference  i.s  given  to  one  line  over  tiie  other,  as  between  paternal  and  maternal 
kindred,  but  eac-h  moiety  is  distributed  as  a  distinct  estate.     Cozzens  v.  Joslin,  1  R.  I.  122. 

While  there  is  any  kindred,  however  remote,  on  the  part  of  the  paternal  line,  tliey  take 
one  moiety;  and  tlie  inheritance,  after  being  once  divided,  cannot  be  reunited  and  descend 
in  one  line,  until  there  ceases  to  be  a  representative  of  the  other.  Cozzens  v.  Joslin,  1  R. 
I.  122. 

(b)  By  act  of  1850,  (p.  8,)  if  an  intestate  leave  no  issue,  his  widow  takes  all  his  estate 
absolutely,  if  it  do  not  exceed  $1,000;  if  it  exceed  that  sura— .$1,000,  and  lialf  the  re- 
mainder—the other  half  to  descend  as  if  there  were  no  widow.  If  tliere  is  no  kindred,  the 
wife  takes  the  whole.  If  no  administrator  be  appointed  upon  the  estate  of  a  deceased  per- . 
son,  his  heirs  may  maintain  ejectment,  for  land  to  which  he  had  title,  without  an  order  of 
distribution  by  the  Probate  Court.     Buck  v.  Squicrs,  22  Verm.  484. 

The  kindred  of  tiie  half-blood,  on  the  mother's  side,  inherit  equall}',  with  the  kindred  of 
the  whole  blood,  in  the  same  degree.     Hatch  v.  Hatch,  21  Verm.  450. 

If  a  person  die,  leaving  no  widow,  issue,  father,  mother,  brotiier,  or  sister,  but  leaving 
children  of  iiis  deceased  brothers  and  sisters,  and  also  grandchildren  of  deceased  brothers 
and  si.ster.H,  whose  parents  are  also  dead  ;  his  estate  must  be  divided  equally  among  all  the 
children  of  his  deceased  brothers  and  sisters,  to  the  exclusion  of  the  grandchildren.     lb. 

The  tL-rin  "  relatives."  as  used  in  the  fifth  rule  for  the  distribution  of  estates,  (Rev.  Sts.  292,) 
relates  only  to  such  relatives  as  are  specifically  named  in  the  fourth  rule,  and  not  to  the 
words  "  representatives  of  any  deceased  brother  and  sister,"  used  in  that  rule.  The  rule 
was  intended  to  apply  only  to  cases  wiiere  some  of  the  brothers  and  sisters  were  still 
living.     lb. 

(c)  Descent  to  a  brother  is  immediate,  and  not  affected  by  the  alienage  of  the  father.  The 
same  rule  applies  between  one  brother  and  the  representatives  of  the  other,  and  between 
the  representatives  of  both.     McGregor  v.  Comstock,  3  Comst.  408. 
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The  rule  of  representation  extends  to  the  descendants  of  brotliers  and 
sisters,  indefinitely,  if  of  unequal  degree.  For  want  of  the  above 
kindred,  the  estate  passes,  if  it  come  from  the  father :  1.  To  brothers 
and  sisters  of  the  father,  or  those  who  are  living,  and  the  descendants 
of  those  who  are  dead,  or  if  all  are  dead,  to  their,  descendants,  in  the 
same  manner  as  if  such  brothers,  &c.,  had  beeu  the  brothers,  &o.,  of  the 
intestate.  2.  Then  to  the  brothers,  &c.,  of  the  intestate's  mother,  and 
their  descendants,  (as  in  the  last  clause.)  But  if  the  estate  came  on  the 
part  of  the  mother,  the  two  last  degrees  are  reversed.  If  neither  on 
the  part  of  the  father  nor  mother,  these  degrees  share  equally.  The 
whole  blood  and  half-blood  of  the  same  degree,  and  their  descendants, 
inherit  equally;  unless  in  case  of  an  estate  which  came  by  descent,  de- 
vise or  gift,  from  an  ancestor,  and  which  does  not  pa.ss  to  any  one  not 
of  his  blood.(f) 

79.  In  New  Jersey,  in  defiiult  of  issue,  a  brother  or  sister  of  the  whole 
blood,  or  issue  of  such  brother,  &c.,  and  father;  the  mother  takes  for 
life,  and  afterwards  such  kindred  as  would  have  inherited,  if  the  intes- 
tate had  left  no  mother.  If  no  mother,  the  brothers  and  sisters  of  the 
half-blood  inherit;  and,  in  case  of  the  death  of  such  brother,  &c.,  before 
the  intestate,  the  child,  or  children  of  such  brother,  &c.,  take  his  share; 
and  in  case  of  the  death  of  any  child  of  such  brother,  &c.,  before  the 
intestate,  the  child  or  children  of  such  child  take.  But  where  an  estate 
came  from  an  ancestor  by  descent,  devise  or  gift,  no  one  shall  inherit 
who  is  not  of  the  blood  of  such  ancestor.  Remote  relations,  beyond 
brothers  and  sisters,  and  tlieir  issue,  share  equally,  if  of  equal  degree 
of  kin.  But  no  one  inherits  an  estate  acquired  from  an  ancestor  by 
descent,  devise  or  gift,  unless  of  the  blood  of  such  ancestor;  provided 
there  is  any  person  of  such  blood  capable  of  inheriting.(2)(a) 

80.  In  Pennsylvania,  for  want  of  issue,  the  widow  takes  one-half  of 
the  real  estate  for  life.  (See  Doiver.)  If  no  widow,  nor  issue,  the  father 
and  mother  take  for  life.  Where  there  are  brothers  and  sisters  of  the 
whole  blood,  but  no  children  of  a  deceased  brother,  &c.,  of  the  whole 
blood,  the  brothers  and  sisters  inherit.  On  the  other  hand,  children  of 
one  deceased  of  the  whole  blood  inherit,  where  there  is  no  brother,  &c., 
of  the  whole  blood.  Where  there  is  neither  brother  nor  sister  of  the 
whole  blood,  nor  any  nephew  or  niece,  the  child  of  such  deceased  bro- 
ther, &c.,  the  next  of  kin  inherit,  being  the  descendants  of  brothers 
and  sisters  of  the  whole  blood.  In  defliult  of  brothers,  &c.,  of  the  whole 
blood,  and  their  descendants,  the  estate  descends  to  the  fiither  and 
mother,  or  one  of  them,  if  the  other  be  dead.  Then  to  brothers,  &c., 
and  their  issue,  of  the  half-blood.  Then  to  the  next  of  kin.  Where 
an  estate  has  come  by  descent,  devise  or  gift,  from  a  relation  of  the  in- 
testate, it  does  not  pass  to  any  one  not  of  the  blood  of  such  relation. (6) 

(1)  1  N.  T.  Rev.  St.  751-3.  See  Torrey  v.  j  (2)  X.  J.  L.  1838,  85,  86,  87,  (repeals  Jan. 
Shaw,  3  Kdw.  356. |  29,  1817,  sees  5,  6,  7.) 

(a)  Lands  escheat,  In  case  of  the  death  of  the  owner,  intestate,  and  without  heirs,  and  the 
title  vests  in  the  State  instanter ;  so  that  the  Orphans'  Court  has  no  power  to  order  the  same 
to  be  sold  for  payment  of  debts.     Den  v.  O'Hayley,  1  N.  J.  582. 

(&)  See  Burr  v.  Sim,  1  Whart.  252.  Where  an  intestate  died,  leaving,  as  his  nearest  re- 
latives, brothers  and  sisters  of  the  half-blood  by  the  motiier's  side,  and  cousins  who  were 
children  of  deceased  brothers  of  his  father,  the  mother  beine^  a  descendant  from  the  intestate's 
great-grandfather,  and  the  real  estate  of  the  intestate  having  been  derived  from  his  great- 
grandfather and  his  grandfather ;  held,  the  half-brothers  and  sisters  were  entitled  to  such 
estate  iu  equal  portions,  in  preference  to  the  cousins.     Hart's,  &c.,  8  Barr,  32. 


20S  DESCENT.  [CHAP.  LXXVII. 

For  want  of  kindred,  a  husband  or  wife  inbeiits.  And  whereas  it  is 
intended  that  the  heir  at  common  law  shall  not  take,  to  the  exclusion 
of  others,  related  in  equal  degree;  the  next  of  kin,  except  as  above 
provided,  shall  always  inherit,  without  regard  to  the  relation  from 
whom  the  estate  came.  The  above  provisions  apply  to  the  surplus  pro- 
ceeds of  lands  sold  for  payment  of  debts.  Every  heir  must  claim  his 
share  within  seven  years  from  the  death  of  the  intestate,  or,  if  an  in- 
fant, or  feme  covert,  from  removal  of  such  disability  .(I)(a) 

81.  In  Maryland,  estates  descend  to  children  and  their  descendants, 
equally.  Then,  if  the  estate  descended  to  the  intestate  on  the  part  of  the 
father,  to  the  father,  and  if  none  living,  to  brothers  and  sisters  of  the 
blood  of  the  father,  and  their  descendants,  equally  ;(/^)  then  to  the  grand- 
father, on  the  part  of  the  father,  or  his  descendants,  equally  ;  and  so  on, 
to  the  next  lineal  male  paternal  ancestor,  or  his  descendants.  If  none, 
to  the  mother  of  the  intestate,  or  her  descendants,  or  the  maternal  an- 
cestors and  their  descendants,  as  above.  And  if  the  estate  descended 
to  the  intestate  on  the  part  of  the  mother,  the  same  order  is  observed, 
with  a  substitution  in  degrees  of  the  maternal  for  the  paternal  relations. 
If  the  estate  came  b}^  purchase,  it  descends,  for  want  of  children,  (kc,  to 
brothers  and  sisters  of  the  whole  blood,  and  their  descendants ;  then  to 
those  of  the  half-blood  ;  then  to  the  father  ;  then  to  the  mother ;  the 
paternal  grandfather,  or  his  descendants;  the  maternal  grandfather,  or 
his  descendants  ;  and  so  on,  alternating  the  next  male  paternal  ancestor, 
and  his  descendants,  and  the  next  male  maternal  ancestor  and  his  de- 
scendants, with  a  preference  to  the  lormer.  For  want  of  such  kindred, 
to  husband  or  wife,  his  or  her  kindred,  as  in  case  of  purchased  estates; 

(1)  Parke  &  J.  285-8.    See  Maffit  v.  Clark, 6  Watts  &  S.  258  ;  Baker  v.  Chalfaut,  5  Whart. 
477. 


(a)  In  Pennsylvania,  a  testator  as  to  real  estate  is  to  be  regarded  as  speaking  in  reference 
to  tiie  common  law  system  of  descent.  Per  Bell,  J.  George  v.  Morgan,  4  Harris,  95  ; 
Worrall  v.  Morgan.     lb. 

A  remainder  in  fee,  expectant  upon  a  freehold  estate  acquired  by  purchase,  will  pass  by 
descent  to  the  heirs  of  the  person  seized  in  remainder.  Vanderheyden  v.  Craiidall,  2 
Deiiio,  9. 

Where  real  estate  is  sold,  by  the  committee  of  a  lunatic,  under  the  decree  of  court,  for  the 
payment  of  his  debts,  the  surplus  money,  after  payment  of  such  debts,  still  remains  real 
estate,  and  is  distributed  as  such  according  to  the  rules  of  descent.  Lloyd  v.  Hart,  2 
Barr,  473. 

By  statute  of  1850,  (p.  581,)  the  widow  or  children  of  one  deceased  insolvent  may  retam 
real  or  personal  estate  to  the  amount  of  three  hundred  dollars 

A  case  stated  between  the  parties  to  an  action  of  ejectment,  alleging  that  the  lineal  and 
collateral  heirs  of  a  deceased  intestate,  the  former  owner  of  the  estate,  became  extinct,  so 
far  as  the  parties  know,  will  support  a  judgment  in  favor  of  one  of  the  parties  as  next  of 
kin  to  the  intestate,  under  the  Pennsylvania  statute  of  descents  of  1833  :  without  regard  to 
the  ancestor,  or  other  relative,  from  whom  the  estate  came.     Dowell  v.  Thomas.  1  Harr  41. 

A  testator  devised  property,  in  trust  for  his  daughter  for  life,  and  after  her  death,  in  trust 
for  the  use  of  such  persons  as  she  should  appoitit.  The  daughter  devised  the  property  to 
her  brothers  and  sisters,  being  lineal  descendants  of  her  lather.  Held,  the  property  passed 
to  her  brothers  and  sisters  by  the  will  of  her  father,  and  was  not  liable  to  taxation  under 
the  act  of  Pennsylvania,  taxing  collateral  iniieritances.  The  Commonwealth  v.  Williams,  1 
Harris.  29. 

(6)  The  right  of  representation  does  not  extend  beyond  the  children  of  brothers  and 
sisters.  Hence,  if  the  intestate  leave  an  aunt,  and  also  the  children  of  deceased  uncles  and 
aunts;  the  aunt  takes  the  whole.  Porter  v.  Askew,  11  Gill  &  J.  346.  See  Brown  v.  Ram- 
sey, 7  Gill,  347, 
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and,  if  the  intestate  has  had  more  than  one  husband,  &;c.,  all  deceased, 
then  to  their  kindred  equally  (1) 

82.  In  construction  of  this  statute,  it  has  been  held,  that,  as  at  com- 
mon law,  a  descent  to  a  brother  of  a  purchased  estate  is  immediate,  and 
not//-om  or  through  the  parents.  (So  the  descent  Irom  child  to  parent.) 
Hence,  the  statute  has  not  provided  for  the  descent  of  an  estate  which 
came  from  a  brother  or  child  ;  and  such  estate  descends  as  at  common  law. 
But  a  subsequent  case  has  decided,  that  descent  to  a  brother  is  mediate. (^1) 

83.  In  the  same  State,  it  is  said  that,  where  a  statute  speaks  of  one's 
dying  intestate,  it  applies  to  cases  of  a  void  will,  a  will  void  in  part,  and 
a  will  which  gives  the  same  quantity,  qualit}'  and  mode  of  estate,  that 
the  devisee  would  have  taken  without  it.(3) 

84.  In  Delaware,  lands  descend  to  children  and  their  issue  ;  then  to 
brothers  and  sisters  of  the  whole  blood,  and  their  issue  ;  then  to  those  of 
the  half  blood,  and  their  issue.  For  want  of  brothers  and  sisters,  and 
their  issue,  to  the  father;  then  to  the  mother;  then  to  the  next  of 
kin,  and  the  lawful  issue  of  the  deceased  next  of  kin.  If  there  be 
no  child  or  lawful  issue  or  a  child,  the  widow  takes  one-half  for 
life;  otherwise,  one-third.  If  no  kindred,  she  takes  the  whole.  Prop- 
erty, derived  by  descent  or  devise  from  an  ancestor,  passes  to  broth- 
ers and  sisters,  and  their  issue,  of  the  blood  of  such  ancestor ;  if  none, 
it  passes  like  other  property.  The  issue  of  relations,  in  all  cases,  take 
by  representation.  Collateral  heirs  claiming  through  the  nearest  ances- 
tor are  preferred. (4) 

85.  In  North  Carolina,  inheritances  lineally  descend  to  the  issue  of 
him  who  died  last  actually  or  legally  seized,  forever ;  but  shall  not  line- 
ally ascend,  except  as  afterwards  provided.  Females  and  males  inherit 
equally  ;  also  younger  and  older  children.  The  lineal  descendants  of  a 
person  deceased  represent  their  ancestor,  and  stand  in  his  place.  Fail- 
ing; lineal  descendants,  and  where  the  land  has  descended,  or  been  de- 
rived  by  gift,  devise  or  settlement,  from  an  ancestor,  to  whom  a  per- 
son thus  advanced  would,  upon  the  ancestor's  death,  have  been  an  heir, 
the  land  descends  to  the  next  collateral  relations  of  the  person  last  seized, 
who  were  of  the  blood  of  such  ancestor.  Failing  lineal  descendants,  and 
where  the  land  has  not  been  transmitted  as  aforesaid,  or  where,  if  it  has, 
the  blood  of  the  ancestor  is  extinct,  the  estate  descends  to  the  next  col- 
lateral relations  of  the  person  last  seized,  whether  of  the  paternal  or 
maternal  line.  The  whole  and  half-blood  collateral  relatives  take  equally. 
Degrees  of  relationship  are  reckoned  as  at  common  law  ;  except,  that 
for  want  of  issue,  brother  or  sister,  or  their  issue,  the  estate  vests,  ybr 
life,  in  the  parents,  or  that  one  who  is  living,  and,  on  the  death  of  one, 
in  the  survivor,  and  afterwards  is  transmitted  according  tot  he  foregoing 
rules.     For  want  of  kindred,  the  widow  inherits.(5)(a) 


(1)  Md.  St.  1786,  ch.  45.     See  8  Gill  &  J.  1. 

(2)  Barnitz  v.  Casey,  7  Crancli,  456  ;  Stew- 
art V.  Jones,  8  Gill  &  J.  1. 

(3)  Medley  v.  Williams,  7  Gill  &  J.  61. 


(4)  Dela.  St.  315-6  ;  St.  1843,  488-9;  Rev. 
Sts.  277. 

(5)  IN.  C.  Rev.  Rev.  St.  236-7.  See  Bell 
V.  Dozier,  1  Dev.  333 ;  Alstou  v.  Alston,  7 
Ired.  172. 


(a)  It  has  been  held,  in  this  State,  that  on  failure  of  lineal  descendants,  an  inheritance,  de- 
aceiided  or  devised  from  a  grandfather,  goes  to  the  next  collateral  relation  of  the  person  last 
seized,  of  the  blood  of  such  ancestor,  though  a  cousin,  rather  than  to  a  half-brother  tx  parte 
materna.    Felton  v.  Billups,  2  Dev.  &  B.  308.     In  case  of  aa  estate  transmitted  by  descent, 

Vol.  n.  14 
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86.  In  South  Carolina,  the  constitution  requires,  that  the  legislature 
shall  abolish  primogeniture,  and  provide  for  the  equal  distribution  of 
estates.(l)  By  the  statute  of  descents,  primogeniture  is  abolished.  Es- 
tates descend  to  children  and  their  descendants,  by  representation, (a) 
(except  one-third  to  the  widow  ]){h)  then  to  the  father  ;  then  to  the  moth- 
er; then  to  brothers,  &c.,  of  the  whole  blood,  and  their  children; 
then  to  brothers,  &c.,  of  the  half-blood,  and  children  of  those  of  the  whole 
blood,  deceased,  by  representation;  if  no  brother,  &c.,  of  the  half-blood, 
then  to  the  children  of  the  deceased  brother,  &c, ;  if  no  child  of  a  de- 
ceased brother,  &c.,  of  the  whole  blood,  then  to  brothers,  &c.,  of  the 
half-blood  ;  then  to  the  lineal  ancestor  or  ancestors ;  (in  all  the  above 
cases,  failing  issue,  one-half  to  the  widow,)  then,  two-thirds  to  the  wi- 
dow, and  the  remainder  to  the  next  of  kin.  A  husband  takes  the 
same  share  above  provided  for  the  widow.  By  a  subsequent  act,  if 
one  leave  no  widow  or  lineal  descendants,  the  father  inherits,  or,  if  he 
tion,  sharethe  mother,  brothers  and  sisters  and  their  issue,  by  representa- 
be  dead,  equally.  But  where  there  is  a  mother,  and  also  a  brother  of 
the  half-blood,  the  former  takes  the  whole.(2)(c) 

87.  In  Georgia,  real  estate  and  personal  are  placed  upon  the  same 
footing.     The  order  of  descent  is  as  follows  :   1.  Children.     2.  Parents, 


(1)  Const.  S.  C.  art.  10,  sec.  5  ;  1  Brev. 
Diff.  422-.S0.  (See  the  notes  to  this  statute, 
for  valuable  exposition  of  its  various  provi- 
sions.   Watson  v.  Hill,  1  McCord,  161;    I'oaug 


V.  Gadsden,  2  Bay,  293  ;  Rocholl  v.  Tompkins, 
1  Strobh.  £qu    114. 
(2)  1  McCord,  456. 


the  blood  of  the  ancestor  who  acquired  it  being  extinct,  if  the  owner  dies  without  issue,  it 
de-scendsto  his  nearest  collateral  relatives.  Thus,  if  it  came  from  a  maternal  ancestor,  it 
passes  to  a  half-lirother  and  two  sisters  on  the  father's  side.  University  v.  Brown,  1  Ired. 
387.  A  died  in  1777,  leaving  two  sons,  B  and  G,  and  B,  by  the  law  as  it  then  stood,  being 
his  sole  heir.  A  devised  his  property  to  C,  who  died  in  1839,  leaving  a  si.ster  of  the  wiiole 
blood,  and  children  ol'a  maternal  sister  of  the  half-blood.  Held,  sucli  children  took  half  the 
estate.  Burgwyn  v.  Devereux,  lb.  583.  The  purchaser  of  land  died  intestate,  leaving  two 
minor  children,  both  of  whom  died  intestate,  without  issue,  and  the  latter  of  them  leaving 
neither  mother,  brother,  nor  sister.  His  guardian  sold  the  land  under  order  of  court,  during 
his  life.  He  left  a  paternal  grandfather  and  maternal  grandmother,  one  paternal  and  several 
maternal  aunts,  children  of  the  grandmother  by  a  second  marriage.  Held,  the  proceeds  of 
ale,  as  the  land  itself  would  have  gone,  went  next  to  the  paternal  aunt.  Gillespie  v.  Foy,  5 
Ired.  Equ.  280. 

Where  personal  estate  was  given  to  the  testator's  daughter,  and,  in  case  of  her  death  with- 
out childr-'n,  tlien  to  the  testator's  next  of  kin,  and  the  daughter  died  in  the  lifetime  of  the 
testat.-r,  leaving  otlier  children  of  the  testator  surviving,  and  also  grandchildren  ol  the  tes- 
tator, being  the  children  of  another  decea.sed  cliild  of  the  testator;  held,  that  such  grand- 
children were  not  entitled  to  any  part  of  the  personal  estate,  not  being  the  "  next  of  kin." 
Simmons  v.  Gooding,  5  Ired.  Eq.  382. 

On  llie  deatli  of  a  person  who  had  received  personal  property  from  the  intestate  estates  of 
his  father  and  sister,  the  latter  of  whom  received  her's  from  her  fatiier,  leaving,  as  his  nearest 
of  kin,  a  paternal  gnuidfatlier,  a  paternal  and  maternal  grandmother,  one  p.-tternal  aunt,  and 
several  maternal  atiiits,  tiie  children  of  the  grandmother  by  a  second  marriage;  tlie  grandfatlier 
and  irnindmolher  take  equally,  to  the  exclusion  of  the  aunts.  Gillespie  v.  Foy,  5  Ired. 
Eq.  280. 

(a)  Not  expressed  as /or  Zi/e. 

(b)  If  heirs  take  hy  purchase,  they  i^Veper  capita.  Campbell  v.  Wiqrgins,  Rice,  10.  Grand- 
children tHko7)«r  stirpes,  under  the  act  of  1791.     Payne  v.  Harris,  3  Stmlili.  Kqu.  39. 

(c)  By  a  late  st.ttuto.  (1851,  p.  80.)  in  ciseof  no  lineal  descendant,  but  a  widow  and  father 
or  mother  and  brother  and  sister,  or  brotiier  or  sister  of  the  whok^  blood  ;  the  estate  goes  one 
moiel.v,'  to  the  widow,  tiie  other  moiety  equally  divided  between  these  before-mentioned, 
or  llie'  remainder  of  them,  the  lather  l)eing  dead,  children  ot  a  deceased  lirotiier  or  sister  ta- 
king by  representation.  Under  the  act  of  December,  1797,  brothers  and  sisters  are  to  be  un- 
der.stood  as  those  of  the  whole  blood. 
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brothers  and  sisters  equally.  3.  Cousins.(a)  If  the  intestate  leave  a 
widow,  and  child  or  children,  they  draw  equal  shares  thereof,  unless 
the  widow  claims  dower,  in  which  case  she  takes  nothing  further  from 
the  real  estate.  The  lineal  descendants  of  deceased  children  stand  in 
their  place.  If  there  is  a  widow  and  no  child,  or  representative  of  a  child, 
the  widow  takes  one  moiety,  the  next  of  kin  and  their  representatives 
the  other.  If  no  widow,  the  whole  goes  to  the  child  or  children.  If 
no  issue,  the  father,  or,  if  he  be  dead,  the  mother,  takes  like  a  brother 
or  sister;  unless  the  mother  have  intermarried,  in  which  case  she  shall 
not  inherit  to  her  child  dying  without  issue,  unless  it  be  the  last  or  only 
child  ;  but  the  next  of  kin  on  the  side  of  the  father  will  take.  If  one 
die  without  issue,  leaving  brothers  or  sisters  of  the  whole  and  half- 
blood,  such  brothers  and  sisters  in  the  paternal  line  only  inherit 
equally;  but,  if  there  be  no  brother  or  sister,  or  issue  of  brother  or 
sister,  of  the  whole  or  half  blood,  in  the  maternal  line,  then  those  of 
the  half-blood  and  their  issue  in  the  maternal  line  inherit.(l) 

88.  in  Alabama,  lands  descend  :  1.  To  children  and  their  descend- 
ants in  equal  parts — the  descendants  of  the  deceased  child  or  grand- 
child to  have  the  share  of  their  parent  in  equal  parts  among  them. 

2.  Brothers  and  sisters  and  their  descendants,  in  equal  parts — the  de- 
scendants of  a  brother  or  sister  to  have,  in  equal  parts  among  them, 
their  deceased  parent's  share.  3.  If  no  children  or  their  descendants,  no 
brothers  or  sisters  or  descendants  of  them  or  any  of  them,  to  the  father. 
4.  The  mother.  5.  Next  of  kin.  There  shall  be  no  representation 
among  collaterals,  except  with  the  descendants  of  brothers  and  sisters. 
The  whole  blood  take  before  the  half-blood,  in  the  same  degree.  If 
there  are  no  children  or  their  descendants,  the  widow  takes  one-half  of 
the  estate  for  her  dower.  If  there  are  no  brothers  and  sisters  or  their 
descendants,  father  or  mother;  paternal  and  maternal  uncles  and  aunts 
inherit.(2)(/j) 

89.  In  Virginia,  for  want  of  issue,  the  father  inherits,  excepting  ma- 
ternal estates,  which  pass  to  the  mother.     In  default  of  the  father,  the 

(1)  Prince,  234;   Ga.  St.  1843,  125-6.  I      (2)  Aik.  Dig.;  Deloney  v.  Walker,  9  Por. 

1  497. 

(a)  A  note  to  the  Statute  (Prince,  234,  n.)  arranges  the  degrees  thus:  1.  "Widow  and  chil- 
dren, or  other  lineal  descendants.  2.  Brothers  and  sisters  of  the  whole  blood,  and  tlioae  of 
the  Daternal  half-blood,  (or  children  of  the  father  by  a  former  wife,)  and    tlieir  cliildren. 

3.  Brotliers  and  sisters  of  tlie  maternal  half-blood,  and  their  ciiiidren  ;  tlie  faiiier  or  mother  to 
take  with  those  in  tlie  second  or  tiiird  degree,  (as  stated  in  the  text,)  according  to  circum- 
stances. 4.  First  cousins.  (After  the  fourth  degree,  the  English  or  canonical  modeol  com- 
putation is  adopted.)  5.  Grandfathers  and  uncles  or  aunts.  6.  Great-graiidfatliers,  great- 
uncles,  children  and  grandchildren  of  great  uncles;  children  of  finst  cousins,  and  grand- 
children of  brothers,  &c. 

An  intestate  lelt  a  wife  and  no  children,  but  grandchildren,  whose  fathers  died  before  the 
intestate.     Held,  they  took  per  stirpes.     Odam  v.  Caruthera,  6  Geo  39. 

{h)  A  mother  died,  leaving  issue  a  child,  alter  which  lier  father  died  intestate,  and  then 
the  chdd  died.  Held,  the  lather  inherited  his  cliild's  portion  of  its  grandfather's  estate. 
Fowler  V.  Trewhit,  10  Ala.  622. 

A  fatlier,  by  a  deed  made  in  Virginia,  conveyed  certain  slaves  to  his  daugliter  A,  and  her 
husband,  during  their  lives,  and  at  their  death  ''to  be  returned  and  deHvered  to  the  right 
heirs  of  said  A."  A  and  her  Imsbaiid  removed  to  Alabama,  and  died  lliere  without  leaving 
children.  Held,  that  the  law  of  Alabama,  and  not  that  ot  Virginia  ascertained  who  were 
the  hfirs  of  A.     Price  v.  Tally,  10  Ala.  946. 

A  statute,  giving  an  alien  woman  the  right  to  irdierit  from  her  uncle,  also  an  alien,  in  the 
same  manner  as  if  he.  her  mother,  and  herself  were  citizens,  does  not  give  the  capacity  of 
inheritance  to  other  relatives,  who  are  also  aliens.     Congregational,  &c.  v.  Morris,  8  Ala.  182. 
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mother  and  brotliers  and  sisters  share  equally.  Nephews  and  nieces 
take,  in  exchision  of  uncles  and  aunts.  Collaterals  of  the  hall-blood 
take  half  portions.  An  ancestral  estate  passes  exclusively  to  the  blood 
of  the  ancestor,  till  they  are  exhausted. (a)  A  grandmother  is  post- 
poned to  an  aunt,  but  a,  grandfather  is  preferred  to  an  uncle  or  aunt. 
In  default  of  nearer  heirs,  the  estate  passes  to  great-grandfathers,  and, 
in  default  of  them,  to  great-grandmothers,  the  brothers  and  sisters  of 
them  respectively,  and  their  descendants.  For  want  of  kindred,  to 
husband  or  wife,  and  their  relations.(l) 

90.  In  Mississippi,  lands  descend  to  children  and  their  descendants ; 
the  descendants  of  a  deceased  child  or  grandchild  taking  the  share  of 
their  parent  in  equal  parts ;  then  to  brothers  and  sisters  and  their  de- 
scendants, the  descendants  of  one  deceased  taking  his  or  her  share ;  for 
want  of  children  or  descendants,  (brothers,  kQ.,){b)^  to  the  flither ;  then 
to  the  mother;  then  to  the  next  of  kin.  There  is  no  representation 
among  coUatfrals,  except  with  the  descendards  of  brothers  and  sisters. 
Kindred  of  the  whole  blood  ar£  preferred  to  those  of  the  half-blood  in 
the  same  degree.  There  is  no  other  distinction.  For  want  of  children 
and  their  descendants,  the  widow  has  one-half  ibr  dower  ;  (whether  for 
life,  quf)     If  there  are  no  relations,  a  husband  or  wife  inherits.(2) 

91.  In  Kentucky,  lands  descend  to  children  or  their  descendants; 
the  father  ;  the  mother,  and  brothers  and  sisters,  and  their  descendants. 
Failing  these  relations,  the  estate  is  divided  into  two  moieties,  one  pass- 
ing to  the  paternal,  the  other  to  the  maternal  kindred.  1.  To  the 
grandfather;  2.  Grandmother,  uncles  and  aunts  on  the  same  side,  and 
their  descendants ;  "6.  Gieat-grandfathers,  or  one  of  them,  if  but  one ; 
4.  Great-grandmothers  or  mtjther,  and  brothers  and  sisters  of  grand- 
fathers and  grandmothers,  and  their  descendants — always  passing  to 
the  nearest  lineal  male  ancestors,  and,  for  want  of  them,  to  lineal  female 
ancestors  in  the  same  degree,  and  their  descendants.  For  want  of  pater- 
nal kindred,  the  estate  descends  to  the  maternal,  and  vice  versa.  For 
want  of  kindred,  the  wife  or  husband,  or  their  kindred  inherit.  In  the 
ascending  and  collateral  lines,  the  half-blood  take  half  shares.  If 
there  are  no  whole  blood  relations,  the  half-blood  take  whole  shares, 
but  ascendants  double  portions.  Where  one  dies  an  infant,  without 
issue,  if  the  estate  came  from  his  father,  it  shall  not  descend  to  the 
mother,  if  the  intestate  leave  a  brother  or  sister,  or  a  brother  or  sister  of 
the  father,  or  a  lineal  descendant  of  either  of  them;  with  a  saving  of 
dower.  So  vice  versa  as  to  the  father,  if  the  estate  came  from  the 
mother  ;  with  a  saving  of  curtesy .(3)(c) 


(1)  4  Kent,  392-8,  402-3-4-7.  (See,  for  a 
complete  exposition  of  tiie  statutory  provi- 
sions, Davis  V.  Howe,  6  Rand.  355.  Also, 
Browne  v.  Turkorville,  2  Call,  390;  Chapman 
V.  Chapman,  1  Munf.  399.) 


(2)  Missi.  Rev.  C.   41-2.     See  Fatheree  v. 
Fatheree,  Walk.  311  ;  Miss.  L.  176,  187. 

(3)  1    Ky.  Rev.    L.   560-1-2;    Shelby   v. 
Shelby,  1  B.  Monr.  270. 


(a)  It  seems,  the  rule  seisina  facil  stipitem  is  abolished.     1  Loraax,  594. 

{b)  Not  expressed. 

(c)  This  provision  does  not  apply  to  an  estate,  which  came  to  the  deceased  child  from  its 
maternal  grandfather.  Turner  i;.  Patterson,  5  Dana,  297.  See  Gill  v.  Logan,  11  B.  Mon. 
231.  .     ^ 

Heirs  are  entitled  to  the  rents  and  profits  of  the  real  estate  descended,  until  deprived 
thereof  by  a  decree  of  court.     Hobson  v.  Yancey,  2  Gratt.  73. 

By  the  Code,  (p.  616,)  real  estate  descends  in  the  following  order:  To  children  and  their 
(Hescondunts ;  father,  mother  and  brothers  and  sisters  and  descendants ;  then  to  be  divided 
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?2.  In  Tennessee,(a)  the  rule  of  representation  applies  to  collateral 
descendants  more  remote  than  the  children  of  brothers  :inJ  sisters.  It 
there  is  no  child,  brother  or  sister,  or  their  lawful  issue,  the  estate  goes 
to  the  parent  from  whom  it  came ;  or,  if  such  parent  be  dead,  to  the 
other  parent.  A  purchased  estate  passes  to  the  father ;  if  no  father,  to 
the  mother,  for  lite  ;  then  to  the  heirs  on  the  part  of  the  father  ;  and  if 
none,  to  those  ou  the  part  of  the  mother.  Lands  inherited  from  the 
father  pass  to  the  collateral  relatives  on  the  father's  side,  not  to  the 
mother  for  life.  Where  an  estate  descended  from  the  part  of  the 
father,  brothers,  &c.,  of  the  halfblood  in  the  paternal  line,  and  their 
issue,  exclude  those  in  the  maternal  line;  and  so  vice  versa,  where  the 
estate  came  by  the  mother.(i)  The  half-blood  share  equally  with  the 
whole  l^lood.  An  alien  heir,  a  resident  of  the  State  at  the  death  of 
the  ancestor,  shall  hold  and  transmit  the  estate  by  descent,  &c.,  provided 
within  one  year  he  declares  his  intention  to  become  a  citizen.  Where 
real  estate  has  escheated,  an  alien  heir  may  recover  it,  if  there  are  no 
resident  heirs  in  the  United  States. (1) 

98.  If  any  brother  or  sister  have  died  in  the  life  of  the  intestate, 
leaving  issue,  such  issue  shall  represent  their  deceased  parent.  Under 
this  clause,  it  has  been  held,  the  intestate  having  left,  as  her  heirs,  the 
child  of  one  deceased  sister,  and  four  children  of  another  deceased 
sister,  tliat  the  parties  took  per  stirpes  and  not  per  capita^  notwithstand- 
ing they  were  all  equally  next  of  kin  to  the  intestate.(2) 

94.  in  Ohio,  ancestral  property  is  that  which  came  from  an  ancestor 
in  consideration  of  blood,  by  descent,  devise  or  gift,  and  for  no  pecu- 
niary equivalent.  For  want  of  children,  property  descends  to  brothers 
and  "sisters  and  their  issue — the  ancestral,  to  the  whole  and  half-blood 

(1)  1  Scott,  292,  293,  562  ;  Ten.  St.  1821,  I  Guion  v.  Buxton,  1  Meigs,  365;  Hoover  i'. 
p.    23;    Sts.    1848,   264;    1851-52,    181;    4  i  Gregory,  10  Yer^.  444;    2  Humph.  584. 
Kent,  394,  n. ;   Roberts  v.  Jackson.  4  Yerg.  j      (2)  Lewis  i-.  Claiborne,  5  Yerg.  369. 
308 ;  Niohol  v.  Dupree,   7  Yerg.  415.     See  ' 


between  paternal  and  maternal  kindred ;  first,  to  the  grandfather,  grandmother,  uncles  and 
aunts  on  the  same  side,  and  descendants;  great  grandfathers  or  fether;  great-grandmothera 
or  mother,  brothers  and  sisters  of  grandfathers,  grandmothers  and  their  descendants ;  and 
so  on  without  end.  If  no  paternal  kindred,  then  to  the  maternal,  and  the  reverse.  If 
neither,  to  husband  or  wife,  if  an}-,  or  if  dead,  his  or  her  kindred.  Collaterals  of  the  half- 
blood  take  only  half  as  much  as  those  of  the  whole.  If  all  are  of  the-half  blood,  the 
ascending  kindred  to  take  double  portions.  The  division  is  per  capita,  where  all  are  of  the 
■ame  degree,  otherwise  par  stirpes.  It  is  no  bar  to  one  claiming  as  heir,  that  one  or  more, 
through  whom  he  claims,  are  aliens.  The  estate  of  a  minor,  derived  by  descent  from  a 
parent,  shall  pass  to  the  same  branch. 

In  Texas,  (Sts.  1 848  )  where  one  dies  without  leaving  husband  or  wife,  the  estate  descends  to 
children  and  descendants  ;  father  and  mother  equally  ;  if  only  father  or  mother,  such  survivor 
takes  one  half,  brothers  and  sisters  the  other,  and  their  descendants,  ifanv;  if  none,  then  the 
whole  passes  to  father  or  mother.  If  no  father  or  mother,  to  brothers  and  sisters.  If  none, 
one  moiety  to  paternal,  the  other  moiety  to  maternal  kindred.  Grandfather  and  grand- 
mother take  in  equal  portions.  If  only  one  is  living,  the  share  of  the  deceased  goes  to  his 
or  her  descendants,  if  any  ;  if  none,  to  such  surviving  grandfather  or  grandmother.  "Where 
there  are  children  or  their  descendants,  a  surviving  husband  or  wife  sliail  take  a  life  estate 
in  one-third  of  the  real  estate;  if  no  child,  &c.,  then  one-half  shall  vest  in  the  husband  or 
■wife  surviving.  Persons  in  being  only  shall  inherit,  except  children  of  the  deceased.  The 
half-blood  of  "collaterals  tnke  half  as  much  as  the  whole  blood. 

(a,  Previous  to  1796,  in  North  Carolina,  male  relations  were  preferred  to  female  of  the 
same  degree. 

(6)  Where  a  mother  purchased  land,  taking  the  conveyance  to  herself  for  life,  then  to  her 
chiM;  upon  the  death  of  such  child,  held,  this  was  an  estate  derived  from  the  mother,  and 
passed  to  her;  thus  giving  her  the  fee-simple.     Haywood  v.  Moore,  2  Humph.  584> 
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equally,  if  of  the  blood  of  the  intestate's  ancestor — the  non-ancestral, 
to  brothers  and  sisters,  and  their  issue,  of  the  whole  blood,  if  any ;  if 
none,  to  those  of  the  half-blood.  Property  next  descends,  if  ancestral, 
to  the  ancestor  from  whom  it  came  ;  then  to  his  children,  or  their  issue, 
his  brothers  and  sisters  and  their  issue,  brother  sand  sisters  of  the  half- 
blood  of  the  intestate,  and  the  next  of  kin  of  the  intestate,  if  of  the 
blood  of  the  ancestor.  Non -ancestral  passes  to  the  father,  mother,  or 
next  of  kin.  The  rule  of  representation  applies  only  to  lineal  descend- 
ants, and  the  brothers  and  sisters  of  the  intestate,  or  the  ancestor.  For 
want  of  kindred,  the  property  goes  first  to  the  husband  or  wife,  then  to 
the  State.(l)(a) 

95.  In  Illinois,  property  descends,  first  tocliildren  and  their  descend- 
ants ;  if  none,  and  no  widovv,  to  parents,  brothers  and  sisters,  and  their 
descendants,  each  parent  taking  a  child^s  share;  or,  if  one  be  dead,  the 
survivor  a  double  share.(i)  If  no  parents,  to  the  brothers  and  sisters 
of  the  intestate,  and  their  descendants ;  if  no  children,  or  their  de- 
scendants, one-half  to  the  widow  in  fee.  If  there  are  none  of  the 
above-named  relatives,  and  no  widow,  then  to  the  next  of  kin,  by  the 
civil  law.  No  representation  is  allowed  beyond  brothers  and  sisters, 
and  no  distinction  between  the  whole  and  half-blood.  If  a  wife  dies, 
leaving  no  child  or  descendant  of  a  child,  the  husband  inherits  one- 
half  her  estate.(2) 

96.  In  Missouri,  property  descends:  1.  To  children  or  their  de- 
scendants; 2.  Father,  mother,  brothers  and  sisters,  and  descendants; 

3.  Grandfiither,    grandmother,    uncles   and    aunts,    and    descendants; 

4.  Great-grandfathers  and  mothers,  and  brothers  and  sisters  of  grand- 
fathers  and  mothers,  and  descendants — passing  to  the  nearest  hneai 
ancestors  and  their  children,  and  tlieir  descendants.  The  limitation  is 
always  "  in  equal  parts."  If  there  are  no  kindred,  the  husband  or 
wife  takes;  if  none,  his  or  her  kindred.  Of  the  ascending  and  colla- 
teral kindred,  the  half-blood  take  only  half  of  a  share  ;  if  none  other,  a 
whole  share.     Ascendants  take  double  portions.(3) 

97.  In  Indiana,  lands  descend  to  children  and  their  descendants; 
then  one-half  to  the  father,  the  other  to  brothers  and  sisters  or  their 
descendants;  or,  if  no  father,  then  to  the  mother,  brothers,  &c. ;  one- 
half  each.  If  no  father  or  mother,  to  the  brothers,  &c. ;  if  no  brothers,. 
&c.,  or  their  descendants,  to  the  father;  if  dead,  to  the  mother.  In 
each  case,  subject  to  the  election  on  the  part  of  the  widow  between  one- 
third  of  the  estate  in  fee,  subject  to  debts,  or  her  dower.  If  the  wife 
has  deceased,  leaving  children  by  a  prior  marriage,  such  children  or 
their  descendants  take  one-third.  Half-brothers,  &c.,  or  their  descend- 
ants, take  half  shares;  if  there  are  none  of  the  whole  blood,  (such  is 
presumed   to  be  the  meaning,  though   very  inaccurately   expreSvSed,) 

(1)  "Walk.  332,  334,  335,  336,  337.  Seo  6  I  (3)  Ravensoroft  v.  Shelby,  1  Mis.  694; 
Ohio  R.  122.  MisHO.    St.    222,    223.     See    McReynolds   v. 

(2)  lUin.  Rev.  L.  625  ;  St.  1842-43,  31».      I  Gentry,  14  Mis.  495.| 


(a)  By  statute  of  1 853,  (p.  490,)  land  comin<?  by  descent  or  the  gift  of  an  ancestor  descends 
to  cl}ildrcn;  tlien  to  tlie  family  ofsucii  ancestor,  the  whole  and  half-blood  equally.  If  tiie 
ancestor  is  dead,  to  his  wifu  or  iier  husband  for  life.  There  may  be  other  slight  modifiua- 
tioiis  of  tlie  rule  .stated  in  the  text. 

(/;)  It  has  bcfU  held,  that,  afireeably  to  the  computation  of  the  civil  law,  tlie  mother  will 
take  ia  preference  to  brothers  and  sisters.     Hays  v.  Thomas,  Bre.  136. 
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thev  take  the  whole.  Where  there  are  no  issue,  and  an  estate  comes 
to  the  intestate  fn-m  his  fatlier,  his  mother,  or  any  of  her  children  by 
another  marriage,  shall,  if  the  intestate  has  left  a  brother,  sister  or  their 
descendants,  inherit  only  half  the  portions  above  assigned  them  ;  or,  in 
case  of  the  mother,  at  her  option,  the  dower  which  she  may  have 
therein.  So  with  the  father,  vice  vtrsa.  If  there  be  no  issue,  father, 
mother,  brother,  or  sister,  whole  or  half,  or  descendants;  one-half 
descends  to  the  paternal,  the  other  to  the  maternal  kindred;  first  to 
the  grandfather,  then  the  grandmother,  then  uncles  and  aunts  and 
their  descendants ;  the  widow  being  entitled  to  two-thirds.  If  the 
wife  be  dead,  leaving  children  bv  a  former  marriage,  they  take  one- 
half.  If  no  issue,  father,  &c.,  brother,  &c.,  nor  their  descendants, 
grandfather,  &c.,  uncles,  &c.,  in  the  paternal  line,  nor  their  descend- 
ants, great-grand  parents  and  great-uncles  and  aunts,  and  their  de- 
scendants, the  estate  allotted  said  line  goes  to  the  widow — if  none,  to 
the  chiklren  of  a  deceased  wife  by  a  former  marriage,  or  other  descend- 
ants. So  with  the  maternal  line.  For  want  of  all  these,  the  property 
escheats.  A  husband  takes  in  fee  the  same  interest  that  his  wife 
w^ould  if  she  survived  him— as  her  heir;  and  also  curtesy  in  the 
residue.(a) 

98.  In  Arkansas,(l)  lands  descend  to  the  lather,  mother,  brothers  and 
sisters,  grandfather,  grandmother,  uncles,  aunts  and  descendants,  in 
equal  shares  without  end  ;  passing  to  the  nearest  lineal  ancestor,  and 
his  or  her  children  and  descendants,  equally.  If  no  relations,  the  hus- 
band or  wife  inherits.  The  right  of  representation  seems  to  be  indefi- 
nite! v  extended.  If  there  are  no  descendants,  and  the  estate  came  from 
the  father,  it  passes  to  him  and  his  heirs  ;  if  from  the  mother,  to  her 
and  her  heirs.  If  newly  acquired  by  the  intestate,  to  the  fluher  for 
life,  then  to  collateral  kindred,  as  above  stated;  if  no  father,  to  the 
mother  for  life,  then  to  the  collateral  heirs.  If  no  father  or  mother, 
to  brothers,  &c.,  and  their  descendants  from  the  father,  then  from  the 
mother ;  in  case  there  are  no  nearer  kindred.  The  half-blood  inherit, 
as  also  their  descendants,  unless  the  estate  is  ancestral.  If  so,  none 
inherit  but  those  of  the  ancestor's  blood.  The  common  law  prevails, 
except  so  far  as  hereby  modified. 

98  a.  In  Michigan,  where  one  dies  soleQ.n([  a  minor,  his  brothers  aad 
their  representatives,  otherwise  they  take  with  the  mother.('2) 

98  b.  In  Wisconsin,  real  estate  descends  to  children  in  equal  shares, 
or  their  issue  by  right  of  representation.  If  no  child,  to  lineal  descend- 
ants, per  capita,  where  they  are  of  the  same  degree,  otherwise,  per  stirpes. 
If  no  issue,  then  to  the  widow  for  life,  and  the  fVither  afterwards;  if  no 
widow,  to  the  father;  then  to  brothers  and  sisters,  and  mother;  then 
to  the  next  of  kin  claiming  through  the  nearest  ancestor.  Where  a 
minor  dies  unmarried,  leaving  estate  inherited  from  his  parent,  it  goes 
to  children  of  the  same  parent,  or  to  the  parent  or  issue  of  the  same  pa- 
rent.    The  widow  takes  all,  if  there  are  no  kindred.(8) 

(1)  Ark.  Rev.  St.  328-9-30.  |      (3)  Wis.  Rev.  Sts.  338. 

(2)  Micli.L.  64,  5.  I 


(a)  Brotliers  and  sisters  of  the  half  blood  inherited,  under  the  act  of  1818,  as  in  1831,  the 
estate  of  a  deceased  hrotlier,  equally  with  brothers  and  sisters  of  the  whole  blood.  Moore 
V.  Ahernathy,  7  Blackf.  442. 
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98  c.  In  California,  where  a  husband  or  wife  leaves  one  child,  the  es- 
tate descends  equally  to  such  child,  and  the  surviving  wife  or  husband. 
If  there  are  more  children  than  one,  the  husband  or  wife  takes  one 
third  :  the  children  or  grandchildren,  by  representation,  two-thirds.  If 
no  child,  then  to  husband  or  wife,  mother  and  father  equally;  if  no  hus- 
band or  wife,  to  ther  father  alone  ;  if  no  father,  to  brothers  and  sisters  and 
nephews  and  nieces,  by  representation.  A  mother  takes  equally  with 
brothers  and  sisters.  If  no  brothers,  &c.,  to  the  mother,  excluding  the 
issue  of  deceased  brothers,  &c.  If  no  husband  or  wife,  father,  mother, 
brother  or  sister,  the  husband  or  wife  takes  all.  Then  the  next  of  kin, 
preferring  those  claiming  through  the  nearest  ancestor.  Where  a  minor 
dies,  who  inherited  from  a  parent,  such  inheritance  goes  to  children  in 
the  same  line,  if  any  ;  otherwise,  to  other  children.  The  civil  law  de- 
grees are  adopted.  The  half-blood  share  equally.  The  provisions  as  to 
husband  and  wife  apply  only  to  separate  property .(1) 

'j8  d.  In  Iowa,  real  estate  descends  to  children  equally,  or  the  children 
01  a  deceased  child,  by  representation.  If  no  issue,  half  the  estate  goes 
to  the  widow,  half  to  the  father;  if  no  wife,  the  whole  to  the  father; 
if  no  father,  to  the  father's  heirs;  if  no  heir  of  the  fiather,  to  the  heirs 
of  the  mother  ;  if  none,  to  the  wife  or  her  heirs.  In  default  of  heirs, 
the  property  escheats.  Bastards  inherit  from  and  to  the  father.  The 
father  of  a  bastard  may  recognize,  and  thus  make  the  child  his  heir.  In 
inheriting  from  a  bastard,  the  mother  has  preference  to  the  father.(2)(a) 

99.  Chancellor  Kent  says,  that  universally,  in  this  counuy,  apos^Aw- 
moiis  child  inherits  as  if  born  in  the  parent's  life.(3)(i)  In  Ohio,  Illin- 
ois, Massachusetts,  Alabama,  New  Hampshire,  Indiana,  Arkansas,  Vir- 
ginia and  New  Jersey,  it  is  expressly  provided,  that  posthumous  child- 
ren shall  inherit  like  others.  So  in  Tennessee,  unless  either  provided 
for  or  disinherited,  and  not  merely  omitted  in  the  will.  In  Missouri, 
Rhode  Island,  and  Kentucky,  the  same  principle  is  recognized  by  the 
provision,  that  no  person,  except  children,  shall  inherit,  unless  in  being, 
and  capal)le  of  inheriting  at  the  death  of  the  intestate.  In  Pennsylva- 
nia and  New  York,  descendaiits  and  relatives,  begotten  before,  and  born 
after  the  intestate's  death,  inherit  like  others.  (Whether  the  word 
relatives  applies  to  any  but  children,  qu.) 

100.  In  Delaware,  "  an  infant  in  the  mother's  womb  is  regarded  as  a 
living  child  ;"  and  shall  take  by  any  mode  of  transmission,  if  born 
alive;  if  not,  the  effect  is  the  same,  in  all  respects,  as  if  it  never  ex- 
isted.(4) 


(1)  California  Comp.  Sts.  186. 

(2)  Iowa  Code,  ch.  83. 

(3)  4  Kent,  412;  Walk.  333;  1  N.  J.  L. 
392-3,608  ;  Illjn.  Rev.  L.  627  ;  Misso.  St. 
223:  Mass.  Rev.  Si.  415:  Aik.  Dii,^  449; 
N.   II   L.  355 :   R.  I.  L.  223  ;   1  Ky.   Rev.  L. 


5G1 ;   Parke  k  J.  287  ;   1  N.  Y.  Rev.  St.  754 : 
Ind.   Rev.  St.  236;    1  Lorn.  Dig.  600-1  ;  Ten. 
St.  1836,  250;   Ark.   Rev.  St.  328.     Morrow 
V.  Scott,  7  Geo.  535. 
.    (4)  Dela.  St.  314-5. 


(a)  With  regard  to  the  law  of  descent  generally  in  the  nortli-weslern  States,  it  is  to  be 
observed  that  the  ordinance  of  1787  ma^le  the  following  provisions,  to  which  the  laws  of 
these  StHtes  have  since  substantially  conformed:  1.  To  children  and  their  descendants  in 
equal  parts,  the  descendants  of  a  deceased  child  or  grandchildren  to  take  the  parent's  share 
in  equal  parts;  2.  To  the  next  of  kin  in  equal  degree;  among  collateral.s,  the  children  of  a 
deceased  brother  or  .sister  to  have  their  parent's  share  No  distinction  between  the  whole 
and  half-blood;  and  the  widow  to  have  her  third  part  of  the  real  estate  for  life. 

(/')  So  a  devise  to  children  gives  such  child  an  equal  share.  Pettway  v.  Powell,  2  Der. 
fcB.  312. 
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101.  The  principles  contained  in  this  provision  are  thus  distinctly 
laid  down  in  a  late  case  in  New  York. 

102.  An  unborn  child,  after  conception,  is  considered  to  be  po  far  in 
esse  as  to  take  an  estate,  if  afterwards  born,  or  to  effect  any  other  pur- 
pose beneficial  to  him.  But,  if  born  dead,  or  so  early  after  conception, 
as  to  be  presumed  incapable  of  living,  other  parties  cannot  claimthrough 
such  child.  If  born  within  six  months  from  conception,  such  incapaci- 
ty will  be  presumed. (1) 

100.  It  is  the  English  doctrine,  that  a  posthumous  child,  claiming  as 
heir,  is  not  entitled  to  the  intermediate  profits.  It  has  been  seen,  (Vol. 
I,  Remainder,)  that  the  rule  is  different,  where  he  claims  hy  remainder. 
In  New  York,  a  posthumous  heir  is  also  entitled  to  the  profits.(2) 

101.  By  the  English  statute  of  distribution,  (22  and  23  Chas.  II,)  it 
is  provided,  in  general,  that  where  a  child  is  advanced  by  the  parent  in 
his  lifetime,  that  is,  where  he  receives  from  the  parent  any  considerable 
gift  or  allowance,  this  amount  shall  be  taken  for  or  deducted  from  his 
share  in  the  inheritance.  This  provision  has  been  substantially  re-en- 
acted in  all  or  most  of  the  United  States,  with  slight  local  modifications. 
In  many  of  the  States,  a  child  has  the  privilege  of  throwing  into  the 
common  stock  the  property  he  has  received,  and  thereby  entitling  him- 
self to  an  equal  share  of  the  inheritance.  This  is  called  "  bringing  into 
hotch-pot.''''  The  principle  of  advancement  is  generally  confined  to  lineal 
descendants.  It  depends  upon  the  joint  consideration  of  the  parent's 
intention,  and  an  equal  provision  for  the  children. (3) 

105.  In  Massachusetts, (a)  an  advancement  in  real  estate  is  treated 
as  part  of  the  real  estate  to  be  divided.  So  with  personal  ;  and  if, 
in  either  case,  it  exceed  the  share  of  real  or  personal  estate  respec- 
tively, which  the  party  would  have  inherited,  h^  is  not  required  to 
refund,  but  receives  so  much  less  from  the  other  part  of  the  estate,  as 
to  equalize  his  share.  A  gift  or  giant  is  an  advancement,  if  so  ex- 
pressed, or  charged  by  the  intestate,  or  acknowledged  by  the  heir,  as 
such,  in  writing;  which  declaratitjus  are  also  conclusive  as  to  the  value. 
The  issue  of  a  deceased  child  are  bound  by  an  advancement  to  him. 
The  same  provisions  are  adopted,  substantially,  in  Maine,  applying  to 
children  and  grandchildren. (4) 

106.  A  debt  due  from  the  heir  to  the  intestate  is  not  an  advancement. 
Nor  a  charge  in  the  form  of  a  book  debt. 

107.  No  interest  is  chargeable  on  an  advancement.(5) 

108.  It  was  formerly  held,  that  the  statutory  formalities  prescribed 
for  an  advancement  were  not  enumerated  for  the  purpose  of  excluding 
others,  but  only  to  substantiate  certain  evidence  which  might  otherwise 
be  doubtful ;  and  that  an  advancement  might  be  proved,  even  by  pa- 

■  rol.     But  this  doctrine  has  been  overruled. (6)(Z>) 


(1)  Marsellis  V.  Thalhimer,  2  Paige,  55. 

(2)  4  Kent,  388-9     1  N.  T.  Rev.  St.  754. 

(3)  4  Kent,  417-8;   Barber    v.   Taylor.    9 
Dana,  84 ;  Sherwood  v.  Wooster,  1 1  Paige,  441. 

(4)  Mass   R  St.  414-5;  Me.  Kev.St.  380-1. 
(See  17  Mass.  356;  Quaiies  v.  Quailes,  4,  GSO  ; 


good,  10,  437  ;  Scott  v.  Scott,  1,  527.) 

(5)  Proctor  v.  Newliall,  17  Mass.  81;  Ash- 
ley, &c.,  4Pick.  21  ;  O.sgood  v.  Breed,  17,  356. 

(6)  Quarles  v.  Quarles,  4  Mass  680 ;  Os- 
good V.  Breed,  17,  356  ;  Bullard  v.  Bullard,  5 
Pick.  527  ;  Ashley,  4,  21 ;  Bulkeley  v.  Noble, 


Kenney  v.  Tucker,  8,  143;   Wliitmau  v.  Hap-  I  2,  337  ;   Barton,  kc.  v.  Rice,  22  Pick.  508. 


(a)  So  in  Tennessee.     Tenn.  St.  1839-40,  83. 

(6)  In  Pennsylvania,  the  declarations  of  the  parent  at  the  time  of  the  supposed  advance- 
ment, or  the  admissions  of  the  child,  then  or  afiervvards,  are  evidence.  Daniel  King,  &c.,  6 
Whart.  370. 
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109.  In  New  Hampshire,  an  advancement  consists  in  a  deed  of  lands, 
expressed  to  be  for  love  or  affection,  or  acknowledged  in  writing  by  the 
heir  as  an  advancement;  or  in  personal  estate,  thus  acknowledged,  or 
charged  in  writing,  or  a  memorandum  made  of  it  by  the  intestate  or  his 
order,  or  delivered  expressly  as  an  advancement  before  two  witnesses, 
requested  to  notice  it.  The  advancement  may  be  allowed  in  division 
of  either  real  or  personal  estate.  It  is  made  to  an  heir^  or  any  one 
through  whom  he  claims.(i) 

110.  In  Rhode  Island,  advancement  consists  in  a  deed  of  gift,  or  the 
delivery  of  a  personal  estate,  to  a  child  or  grandchild  ;  the  latter  either 
charged,  or  a  memorandum  made  of  it  by  the  intestate  or  his  order,  or 
delivered  expressly  for  the  purpose  before  two  witnesses,  called  upon  to 
notice  it.(2) 

111.  In  Connecticut,  an  advancement  is  to  be  deducted  from  the 
share  of  a  child. (3)  When  a  devise  is  avoided  for  informal  execution  of 
the  will,  if  the  same  will  contains  a  valid  legacy  to  an  heir,  this  is  an 
advancement.(4) 

112.  In  Vermont,  an  advancement  is  either  expressed  as  such,  or 
made  for  love,  &;c.,  or  charged  or  acknowledged  in  writing,  or,  if  per- 
sonal estate,  delivered  before  two  witnesses.  A  similar  provision  in 
Michigan. (5) 

118.  In  New  York,  advancement  may  be  made  to  a  child,  and  it  shall 
also  bar  the  descendants  of  such  child.  The  value  is  fixed  by  the  ac- 
knowledgment of  the  child,  if  any  ;  if  not,  it  is  estimated  as  at  the  time 
of  making  the  advancement.(a)  Maintaining  or  educating  a  child,  or 
giving  him  monev,  with  no  view  to  a  portion  or  settlement  in  life,  is  no 
advancement.  (So  in  Ohio  and  Arkansas.)  Every  gift  by  a  parent  to 
a  descendant,  by  vfrtue  of  a  beneficial  power,  or  power  in  trust,  with  a 
right  of  selection,  is  an  advancement.(6) 

114.  In  New  Jersey  and  Delaware,  an  advancement  consists  in  lands, 
tenements  and  hereditaments,  given  or  advanced  io  the  tss/^e  of  the  intes- 
tate, in  New  Jersey,  or,  in  Delaware,  purchased  and  paid  for  by  the  in- 
testate. So,  in  Kentucky  and  Ohio,  it  consists  in  real  estate.  In  North 
Carolina,(Z>)  it  must  be  infeesimple.{7) 

115.  The  principle  of  advancement  is  also  adopted  in  Indiana, (c) 
Michigan,  Ilhnois,  Missouri,(6) Pennsylvania,  South  Carolina,  Georgia,(6) 
Termessee(c/)  and  Maryland,  In  Connecticut,  Illinois,  Missouri,  Ken- 
tucky, Mississippi,  Maryland,  Georgia,  Virginia,(e)  Tennessee  and  North 


(n  N.  H.Kev.  St.  331.  t  Kent,  417-18;  2  N.  Y.   Rev.    St.    97.     (See 

(2)  R.  I.  L.  226;  lb.  1826,  636.  Hawley  v.  Jaines,  5  Paige,  318  ;)  Ark.  Rev. 

(3)  Con.  St.  204.  |  St.  330. 

(7)   IN.  J.  L.  608  ;   1  Kv-  Rev.  L.  5G1  ;   1 

N.  C.  Rev.  St.  236;  Oliio  St.  254;  Dela.  St. 
317-18;  Powell  v.  Powell,  5  Dana,  170; 
Blackerby  v.  Hokoii,  lb.  526. 


(4)  lb.  211-12.     (See  Porter  v.  Collins,  7 
Conn.  1 ;   Clark  v.  Warner,  6  Conn.  355.) 

(5)  Verm.  Rev.  St.  295;   Mich   L.  66. 

(6)  1  N.  Y.  Rev.  St.  754;   Walk.  334;  4 


(a)  So  in  G-eorsria,  (Prince,  247,)  MLchigaa  and  Tennessee;  3  Yerg.  112  ;  Tenn.  St.  1839- 
40,  83  ;   Mich.  Rev.  St.  269. 
(h)   Children. 

(c)  Heirs. 

(d)  In  thi.s  State,  the  provision  applies,  where  a  child  or  heir  is  advanced,  or  the  person 
whom  he  ropreaent.s,  eitlier  by  testamentary  gitt,  or  oiherwise.  So,  also,  thoufjl'.  a  parent 
disposes  of  the  property  under  a  power  or  trust,  authorizing  him  to  select  among  his  heirs. 
See  Richards  v.  Richards,  11  Humph.  429. 
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Carolina,  the  common  law  term  of  hotch-pot  is  retained,  and  the  rule, 
whereby  a  child  advanced  may  turn  in  the  property  given  him  to  the 
common  stock,  and  then  take  his  share  by  descent.(l) 

116.  In  Pennsylvania,  advancement  may  be  proved  by  book  entries, 
though  the  childlias  no  knowledge  of  them.  In  case  of  intestacy,  ad- 
vancements must  be  brought  into  hotch-pot.  But  if  th(>re  is  a  will,  sub- 
sequent to  the  advancements,  this  is  to  determine  the  party's  intention ; 
and  other  evidence  is  also  admissible.(2) 

117.  In  England,  the  doctrine  of  advancement  ap})lies  only  to  the 
case  of  entire  i'litestacy  ;  not  where  there  is  a  will,  and  a  surplus  undis- 
posed of.  Chancellor  Kent  suggests  a  query,  whether  the  same  con- 
struction is  to  be  given  to  the  Kevised  Statutes  of  New  York  upon  this 
subject.(3) 

118.  In  Tennessee,  an  advancement  may  consist  of  property  pur- 
chased by  the  parent,  but  directlv  conveyed  to  the  child. 

119.  In  the  same  State,  a  statute  of  1784  proviiled  for  an  ^advance- 
ment, as  "  lands  settled  on  him  or  her  by  the  deceased  parent."  A  tes- 
tator devised  all  his  lands  to  his  younger  set  of  children,  and  after  the 
date  of  the  will  acquired  other  lands.  Held,  the  devisees  could  claim  no 
part  of  the  latter,  without  bringing  into  hotch-j^oi  the  lands  devised  to 
them  ;  the  act  being  applicable  to  a  provision  by  will.(l:)(a) 

(1)  Ind.  Rev.  St.  238;  Walk.  334;  Illin.  lor.  9  Dana,  85;  Nelson  v.  Brush,  lb.  104; 

Rev.  L.  626;  Misso.  St.  223;   1  Ky.  Rev.  L.  N.  U.  Stat.  1844-45,   75.  76.     See  Banton  v. 

561;    2,    1071;   Md.    L.    747;   Prince,    247;  Uatnpbell,  9  B.  Mon.  587  ;  Youngblood  v.  Nor- 

Burtou  V.  Dickinson,  3  Yerg.  112;  Md.  St.  ton,  1  Strobh.  Kqu.  122. 

1798,  cli.  101  ;  WiUson  v.  Jameson.  3  a.  &  (2)  Hengst's  Estate.  6  Walts,  86;  Watson 

John.  442 ;    Musselnian,  5  Watts,  9  ;  Honk  v.  v.  Watson,  lb.  254.     (See  lb.  309,) 
HoHk,  lb.  80  ;  Porter  v.  Collins,  7  Conn.  1 ;  1  !      (3)  Walton   v.    Walton,    14  Tes.    323 ;  4 

Vir.  Rev.  C.    357-82;  Missi.    Rev.    C.    42;  Kent,  419,  n.;  Hawley  ?;.  James. 

Daniel  King,  6  Whar.  370;  Lentzv.Hertzag,  (4)  Haywood   v.   Moore,  2  Hampli.  588; 

4  Whar.   520  ;   Leverrig  v.  Rittenhouse,    lb.  Sturdevant  v.   Goodrich,    3   Yerg.  95  ;   2  lb. 

130;    Haverstock    v.  Sarbach,   2  W.  &  Serg.  135.      Contra,  9  Ves.  425 ;    18,494. 
390;  Green  V.  Howell,  6,  203  ;  Barber  v.  Tay- 


(a)  The  subject  of  advancement,  in  case  of  a  will,  will  be  more  particularly  considered 
hereafter.     (See  Devise.) 

The  following  somewhat  miscellaneous  cases  upon  this  subject,  have  arisen  in  the  courts 
of  the  several  States. 

In  New  Jersey,  a  note  given  by  a  son  to  a  father,  is  not  of  itself  evidence  of  an  ad- 
vancement.    Button  V.  Allen,  1  Halst.  Ch.  99. 

A  father  recovered  a  judgment  against  his  son,  and  put  the  execution  in  the  hands  of  the 
sheriff.  The  son  died,  and  the  father  wrote  an  order  on  the  execution,  discharging  the 
sheriff  from  all  liability  thereon,  "  the  defendant  being  dead,  and  no  further  proeeednig  re- 
quired on  the  same,"  and  afterwar^.s  died  intestate,  leaving  a  balance  of  personal  estate  for 
distribution,  and  six  children.  Tiiree  children  of  tiie  deceased  son  survived  the  father.  Held, 
the  debt  oi  the  sou  was  not  discliarged;  that  the  debt,  with  interest,  should  be  added  to 
the  said  balance,  and  one-seventh  of  the  whole  sura  decreed  to  each  of  the  six  survivmg 
children  ;  and  that  the  amount  of  the  debt  sliould  make  part  of  the  seventh,  to  be  distributed 
among  the  children  of  the  deceased  son.     Batton  v.  Allen,  1  Hal>:t.  Ch.  99. 

In  Pennsylvania,  a  testatrix  bequeathed  one-fourth  of  the  residue  of  her  estate  to  the 
separate  use  of  her  daughter  A,  and  directed  that  all  gifts  and  advances  to  any  of  her  chil- 
dren should  be  deducted  from  their  shares.  She  had  previously  loaned  A's  husband  certain 
moneys,  for  a  part  of  which  a  surety  was  liable.  She  had,  also,  after  the  date  of  her  will, 
accepted  a  dividend  under  a  prior  assignment  fur  creditors  by  A's  husband.  Held,  the  mount 
of  this  indebtedness  was  not  to  be  deducted  from  A's  legacy,  although  tiie  testatrix  had 
made  no  advanc-s  to  her  children,  other  than  these  loans,  and  one  of  a  like  nature.  Sea- 
grist's  Appeal,  10  Barr,  424. 

In  South  Carolina,  although  a  parent  is  entitled  to  the  services  of  his  children  while  under 
age,  he  may  waive  his  rigiit,  and  make  their  services  the  consideration  of  a  contract,  and 
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120.  In  making  allowance  for  an  advancenaent,  improvements  made 
upon  the  land  by  the  heir  are  not  taken  into  the  estimate.(l) 

(1)  Powell  V.  Powell,  9  Dana,  12. 

may  give  property  bona  fide,  in  the  performance  of  such  obligation,  without  the  other  chil- 
dren being  entitled  to  consider  it  as  an  advancement.     Murrel  v.  Murrel,  5  Sirobh.  Equ.  146. 

Where  elder  sons  had  worked  diligently  and  faithfully  for  their  father  when  poor,  and  thus 
assisted  in  laying  the  foundation  of  his  estate,  and  he  expressed  his  intention  to  give  them 
more  than  a  cliild's  share,  in  remuneration  of  their  services,  conveyed  to  them  certain  lands, 
and  afterwards  declared  he  had  fulfilled  his  intentions;  those  conveyances  were  held  not  to 
be  advancements.     Murrel  v.  Murrel,  2  Strobh.  Eq   148. 

In  Georgia,  a  widow  is  not  entitled  to  have  advancements,  made  by  the  intestate  to  his 
children,  brought  into  hotch-pot  tor  her  benefit.     Beavors  v.  Winn,  9  Geo.  189. 

Tlie  son  of  a  woman,  who  was  the  first  wife  of  a  man,  who  was  twice  married,  claimed 
certain  slaves,  which  had  come  to  his  mother  from  her  father,  which  her  husband  had  de- 
vised to  children  of  his  second  marriage,  and  whicli  had  been  in  possession  of  tlie  devisees 
for  ten  years  after  the  death  of  their  testator.  Held,  he  was  not  entitled  to  the  slaves  as 
heir  of  his  mother.     Cargile  v.  Harrison,  9  B.  Mon.  518. 

A  the  owner  of  certain  land,  divided  it  into  two  pans,  averring  that  it  was  intended  for 
his  two  sons,  B  and  G.  B  entered  on  his  part,  and  soon  died,  leaving  two  children,  D  and 
E,  and  a  widow,  tiie  daughter  of  F.  D  died  in  infancy,  unmarried,  his  sister  E  and  his 
mother  having  died  before.  F  filed  a  bill  against  the  heirs  of  A,  claiming  one-half  of  D's 
land  as  liis  maternal  grandfather,  and  alleging  that  A's  widow  was  entitled  to  tlie  other  half. 
Held,  as  to  one-half  of  D's  land,  he  derived  title  to  it  by  descent  from  his  sister  and  mother, 
and  therefore  F  was  not  excluded  by  the  fifth  section  of  the  Statute  of  Kentucky,  ot  1797; 
as  to  the  other  half,  as  B  had  no  title  beyond  an  equitable  right  to  a  deed  from  A,  D's  title 
was  derived  by  descent  from  A,  his  grandfather,  and  therefore  F,  as  his  maternal  grand- 
father, was  entitled  to  a  moiety  of  the  lands  of  which  D  died  possessed.  Wells  v.  Head,  12 
B.  Mon.  166. 

In  Alabama,  when  advancements  to  children  by  a  father  are  brought  into  hotch-pot  by 
them,  the  widow  of  the  father  will  not  be  entitled  to  the  benefit  of  them.  Logan  v.  Logan, 
13  Ala.  653. 

And  wh^re  the  decree  of  the  Orphans'  Court  gives  such  benefit  to  her,  and  this  appears  on 
the  decree  itself;  the  appellate  court  will  revise  the  error,  although  no  formal  objection  was 
taken  below.     lb. 

The  law  of  Ohio  regulating  descents  and  the  distribution  of  personal  estates  provides  for 
advancements  as  to  real,  but  not  as  to  personal,  estates.     Putnam  v.  Putnam,  18  Ohio,  347. 

Where  a  father  purchases  and  pays  for  land,  and  directs  the  conveyance  to  be  made  to  one 
of  his  children,  the  presumption  of  law  is,  that  it  is  intended  as  an  advancement;  but  this 
presumption  may  be  rebutted  by  proof.     Tremper  v.  Barton,  18  Ohio,  418. 

Where  a  father  gave  to  his  son  a  remainder  in  a  negro,  after  the  expiration  of  his  own 
life  estate,  and  afterwards  conveyed  lands  and  negroes  to  his  son,  in  trust,  to  be  divided 
among  his  heirs  and  distributees  after  his  death;  held,  an  advancement.  Raitbrd  v.  Raiford, 
eired.  Kq.  490. 

A  feather  made  an  advancement  to  one  of  his  sons,  and  took  from  him  a  covenant,  "that 
he  would  pay  to  his  brotliers  and  sisters,  on  a  final  settlement  of  his  father's  estate,  without 
interest,  whatever  sura  or  sums  of  money  he  had  received,  if  above  his  ratable  part  of  said 
estate."  Afterwards,  the  father  borrowed  a  sum  of  money  from  his  sou,  not  equal  to  the 
amount  advanced,  and  gave  his  bond  for  it.  Held,  that  the  brothers  and  sisters  not  ad- 
vanced had  no  right  to  restrain  the  collection  of  this  bond.     Webb  v.  Lyon,  5  Ired.  Eq.  67. 

Where  negroes  were  delivered  by  a  parent  to  a  son-in-law,  at  the  time  of  his  marriage, 
and  the  son-in-law  afterwards,  in  the  lifetime  of  the  parent,  sold  them;  held,  they  were  still 
to  be  considered  as  a  gift,  and  that  the  advancement  was  to  be  valued  at  the  time  of  the 
delivery.     Hicks  v.  Forrest,  6  Ired.  Eq.  528. 

Where  there  is  a  will,  and  an  undisposed-of  residue,  in  the  division  of  that  residue  among 
the  next  of  kin,  nothing  advanced  by  the  testator  in  l)is  lifetime,  nor  bequeathed  in  the  will, 
ia  to  be  i)rought  into  hotel, pot      Donnell  v.  Mateer,  5  Ired.  l^^q.  7. 

Where  a  father  makes  an  advancement  of  a  .slave  to  his  son,  and  dies  intestate,  and  the 
slave  has  died  in  the  lifetime  of  tlio  father,  the  son  must  be  cliarged  with  the  slave.  Walton 
V.  Walton,  7  Ired,  Eq.  138. 

A  father  put  a  slave  into  the  possession  of  his  .son,  not  as  an  advancement,  but  as  a  loan. 
The  slave  remained  several  years  in  the  possession  of  the  son,  without  any  claim  on  tlie  part 
of  the  father,  and  then  died,  and  the  father  died,  intestate.  Held,  the  slave  was  not  an  ad- 
vancement, but  that  the  value  of  the  hire  of  the  slave,  while  it  was  in  the  son's  possession, 
was  an  advancement.     Hannor  v.  Winburn,  7  Ired.  142, 
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A  fether  sold  to  one  of  liis  sons  a  tract  of  land,  and  took  his  bonds  for  the  purchase- 
money.  Afterwards,  he  surrendered  one  of  tlie  bonds  to  his  son,  and  then  died  intestate. 
Hold,  the  amount  of  the  bond  so  surrendered  was  an  advancement  to  tiie  son.     lb. 

In  the  case  of  advancements,  in  North  Carolina,  interest  should  not  be  calc^jlated  on  them 
from  the  time  of  the  testator's  death,  as  the  administrator  is  not  chargeable  with  interest 
on  the  as>!ets.  until  two  years  after  that  period.     lb. 

A  died,  intestate,  in  1848,  leaving  a  widow  and  six  children,  B,  a  son,  and  C,  D,  E,  F,  and 
G-,  dau(,'hters.  Three  other  daughters  (H,  I  and  K,)  died  in  his  lifetime,  each  of  whom  left 
children,  surviving  A.  A, 'in  his  lifetime,  gave  and  conveyed  to  B  two  slaves,  and  a  tract 
of  land  in  fee.  The  slaves  were  of  less  value  than  one-tenth  part  of  his  personal  estate,  but 
they  and  the  land  together  exceeded  one-ninth  of  the  whole  estate,  real  and  personal.  A 
also,  by  deed,  conveyed  certain  slaves  to  his  daughters.  He  also  put  other  slaves,  without 
conveying  them,  in  possession  of  H,  I,  and  K,  and  after  their  death,  conveyed  them  to  their 
children  respectively.  There  was  a  surplus  of  money  and  slaves  remaining  for  distribution. 
Held,  the  grandchildren,  taking  in  right  of  their  mothers,  were  not  bound  to  bring  into 
hotch-pot  the  slaves  put  in  possession  of,  but  not  conveyed  to  their  mothers,  but  conveyed  to 
themselves,  but  that  they  were  bound  to  bring  in  those  conveyed  to  their  motlier  respectively; 
that  the  statute  of  distributions  of  North  Carolina,  was  restricted  to  gifts  from  a  parent  to 
a  child,  and  did  not  include  donations  to  grandchildren.    Headen  v.  Headen,  7  Ired.  Eq.  159. 

Held,  also,  under  the  act  of  1844,  c.  51,  in  the  distribution  of  the  personal  estate  of  an 
intestate  among  his  children,  or  those  who  represent  them,  advancements  made  to  one  of 
the  children,  of  real  as  well  as  of  personal  property,  were  to  be  brought  by  such  child  into 
hotch-pot,  even  where  the  intestate  has  not  died  seized  of  any  real  estate ;  and  that  in  thia 
case,  B,  having  received  in  real  and  personal  property  more  in  value  than  his  share  of  the 
personal  estate  remaining  for  distribution,  was  entitled  to  claim  nothing  more.     lb. 

Held,  also,  that  though  the  widow  was  entitled  to  the  benefit  of  advancements  of  person- 
alty, made  to  the  children,  yet  slie  was  not  entitled  to  any  benefit  from  advancements  of 
real  property.     lb. 

Held,  tlierefore,  that,  in  this  case,  the  widow's  share  was  to  be  first  ascertained,  upon  the 
basis  of  a  division  of  the  personalty,  by  itself,  (mcluding  partial  advancements)  between  her 
and  all  the  children,  under  the  act  of  1784;  and,  after  taking  out  her  share,  that  the  remain- 
ing fund  was  divisible  among  the  other  eight  children,  or  such  of  them  as  were  not  fully 
advanced,  and  their  representatives,     lb. 
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DESCENT.     PARTITION  AMONG  HEIRS,  ETC. 


1.  General  remarks. 

2.  Partition  in  New  England, 
•15.  In  tiie  Middle  States. 


26.  Partition  in  the  Southern  States. 

27.  In  the  Western  States. 


1.  In  this  country,  where  real  estate  generally  passes,  upon  the  death 
of  an  ancestor,  to  more  persons  than  one,  the  mode  of  partition  among 
heirs  is  a  matter  of  considerable  importance.  The  subject  of  partition, 
in  case  of  joint  tenancy,  &c.,  has  been  already  considered  in  connection 
with  that  particular  modification  of  estate,  (vol.  I,  ch.  55  ;)_and,  as  the 
distinction  between  co-parcenary  and  tenancy  in  common  is  virtually 
abolished  in  the  United  States,  the  statutory  provisions,  heretofore  re- 
ferred to,  are  probably  as  applicable,  in  general,  to  parties^  owning  in 
common  by  descent,  as  to  those  thus  owning  by  purchase.  Additional  rnodes 
of  partition,  however,  are  usually  provided  in  the  former  case,  in  con- 
nection with  the  settlement  of  the  estates  of  deceased  persons  by  the 
probate  courts  ;  and  these  require  a  brief,  separate  notice. 

2.  In  Massachusetts,  co-parceners  may  have  partition  in  the  common 
law  courts;  which,  after  proceedings  once  commenced  therein,  shall  re- 
tain jurisdiction  of  the  case.  Partition  may  also  be  made,  on  petition, 
by  the  Probate  Court,  through  commissioners,  among  heirs  or  devisees, 
and  those  claiming  under  them,  after  public  notice  to  parties  interested. 
The  proceedings  are  to  be  the  same  as  in  case  of  partition  by  a  com- 
mon law  court,°unless  otherwise  directed.  A  guardian  is  appointed  for 
an  infant  or  insane  person.  If  an  heir  is  the  applicant,  partition  is 
made  of  all  descended  land  which  he,  or  anyone  else  interested,  re- 
quires; if  a  devisee,  of  all  which  he  holds  jointly  with  others  claiming 
under  the  testator,  and  which  he  or  any  other  devisee  requires  to  have 
included.  The  same  rule  applies,  where  one  holding  under  an  heir  or 
devisee  is  the  applicant.  Partition  is  made  among  all  the  owners,  unless 
a  part  consent  olherwise.  If  any  portion  of  the  property  cannot  be 
divided  without  great  inconvenience,  the  whole  may  be  set  off  to  one 
or  more,  (males  being  preferred  to  females,  and  elder  to  younger  sons,) 
he  or  they  paying  an  equivalent;  till  which  payment,  the  partition 
shall  not  be  established.  The  returti  is  recorded.  The  expenses  are 
shared  bv  the  parties  according  to  their  interests,  and  execution  may 
issue  to  recover  them.  No  partition  shall  be  made,  where  the  shares  of 
the  parties  are  in  disi)ute  between  them,  or  seem  uncertain,  depending 
on  the  construction  of  any  instrument,  or  other  questions  proper  for  a 
common  law  court.  Where  the  deceased  held  in  common,  his  estate 
may  be  divided  from  that  of  his  co-tenant,  before  partition  is  made 
an)ong  heirs,  &c. ;  special  notice  being  first  given  to  such  co-tenant,  and 
proceedings  sus|>ended  in  case  of  his  absence.  Partition  is  binding  on 
heirs  and  devisees  and  those  claiming  under  them;  and  on  all  wlio  have 
appeared  and  answered,  or  assented  to  the  proceedings,  or  have  been 
dulv  notified;  but  upon  no  others.     Title  under  such  partition  shall  be 
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held  apparently  good,   so  as  to  give  one  a  claim   for  improvements,  if 
evictefl.(l) 

8.  The  Probate  Court  may  also  make  partition  of  lands  held  b}^  ex- 
ecutors, by  virtue  of  a  mortgage  to  the  deceased,  or  the  levy  of  an 
execution  for  a  debt  due  him. (2) 

4.  It  has  been  held,  in  construction  of  former  and  similar  statutes 
upon  this  subject,  that  the  Court  of  Probate  has  no  authority  to  appoint 
commissioners  to  make  partition,  pending  a  petition  for  partition,  insti- 
tuted by  some  of  the  heirs,  and  an  action  by  the  widow  for  her  dower.(3) 
(This  principle  is  now  subtantially  eyiacted.) 

5.  Also,  that  the  reversion  of  the  widow's  dower  cannot  be  assigned 
exclusively  to  one  heii\  Chiefly  upon  the  grounds,  that  the  statute 
authorized  such  assignment  only  of  the  estate  belonging  to  the  intestate  ; 
whereas  the  reversion  of  the  dower  is  an  estate  created  by  the  distribution 
itself ;  and  that  the  act  provides  for  a  division  of  the  widow's  dower  at 
the  expiration  of  the  term.{^){ci) 

6.  It  seems,  a  judge  of  probate  cannot  order  partition  among  devi- 
sees of  a  remainder.  Of  a  contingent  remainder  he  certainlj^  cannot 
order  partition.  The  statute  contemplates,  that  the  whole  estate  in  the 
land  which  is  the  subject  of  partition  be  divided  ;  and  that  all  parties 
in  interest  be  notified  of,  and  bound  b}^,  the  proceedings,  and  pay  their 
shares  of  the  expenses.  But  in  case  of  such  remainder,  the  whole  can- 
not be  divided,  for  a  part,  perhaps,  has  not  vested  in  an}'  sense;  or,  if 
it  is  divided  among  those  who  are  interested  and  now  living,  there  will 
be  nothing  left  for  future  born  children.  So  in  a  case  where  a  division 
is  impracticable,  and  money  to  be  paid,  there  would  be  no  party  who 
could  rightfully  receive  it.  No  process  is  provided  for  securing  it  to 
the  future  children,  even  if  their  proportions  could  be  ascertained.  But 
it  is  conclusive  upon  the  point,  that  such  proportions  could  not  be 
ascertained,  and  the  statute  expressly  prohibits  partition  in  such 
cases.(5)(6) 

7.  In  Maine,  the  same  leading  provisions  are  enacted  as  in  Massa- 
chusetts. •  No  petition  is  required  ;  and  where  division  is  inconvenient, 
the  whole  may  be  assigned  to  one  or  more,  preferring  males  to  females, 
and  older  to  younger  heirs.  No  conveyance  by  an  heir,  &c.,  shall  pre- 
clude the  Probate  Court  from  making  partition. (c)  A  reversion  or  re- 
mainder expectant  upon  dower  may  be  divided,  either  with  the  other 
estate,  unless  in  case  of  dispute  or  uncertainty,  or  at  the  terminaJ;ion  of 


(1)  Rev.  St.  618,  624-7  ;  St.  1838,  63. 

(2)  lb.  430. 

(3)  Steams  v.  Stearns,  16  Mass.  167. 


(4)  Sumner  v.  Parker,  7  Mass.  79. 

(5)  Wainwright  v.  Dorr,  13. Pick,  333. 


(a)  Whether,  under  the  Revised  Statutes;,  this  decision  is  in  force,  qu.  ?  A  statute  subse- 
quent to  the  decision  authorized  partition  of'tiie  reversion  expectant  upon  dower. 

(6)  By  St.  18;;3,  959,  a  guardian  may  be  appointed  to  represent  any  person  interested, 
who  is  not  in  being. 

(c)  The  same  provision  was  contained  in  a  former  act  in  Massachusetts;  and  it  was  con- 
strued to  mean,  not  tliat  partition  should  be  made  in  part  to  an  heir,  &c.,  altliougii  lie  had 
conveyed  his  interest,  tut  merely  that  such  conveyance  should  not  take  away  the  court's 
jurisdiction,  and  that  the  grantee  should  stand  in  tiie  place  of  such  heir.  Pond  v.  Pond,  13 
Mass.  413;  17,  90. 

In  Maine,  if  there  has  been  an  execution  sale  of  an  heir's  interest,  partition  shall  enure  to 
the  vendee's  benelit.  Rev.  St.  449.  If  such  interest  has  been  attached,  any  money,  ordered 
to  be  p. lid  to  the  heir,  shall  be  paid  to  the  officer.     lb. 
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the  widow's  estate.  Where  the  estate  is  solvent,  and  has  a  claim  against 
one  of  the  heirs,  this  constitutes  a  lien  upon  his  share,  prior  to  an  at- 
tachment for  any  other  debt.  The  administrator  is  required  to  secure 
such  claim  by  an  attachment.(l)(a) 

8.  Partition  is  not  effectual  and  binding,  unless  returned  to,  and 
accepted  by,  the  court ;  nor  is  an  heir  estopped  to  claim  his  undivided 
share,  by  an  acquiescence  for  eight  years,  and  a  conveyance  of  the  part 
assigned  him. (2) 

9.  In  Ehode  Island,  partition  is  made  upon  the  application  of  all 
parties  interested.  It  is  made  hy  lot  to  the  respective  heirs,  unless  they 
aoree  upon  the  shares.  The  reversion  of  the  widow's  dower  is  assigned 
after  her  death,  in  the  same  manner  as  it  would  have  been,  had  there 
been  no  dower.(3) 

10.  In  Connecticut,  partition  is  made  by  the  Probate  Court,  unless 
the  parties  mutually  agree  upon  a  division,  and  present  the  same  in 
writing,  under  hand  and  seal,  to  the  court;  which  agreement,  being 
acknowledged  and  recorded,  shall  be  a  valid  settlement.  The  division 
is  such,  as  to  give  male  heirs  their  part  in  the  real  estate,  so  far  as  the 
estate  will  allow  ;  but,  if  convenience  so  require,  the  females  shall  have 
part  of  the  lands.  (Where  a  division  is  impracticable,  the  sameas  in 
Maine,  &c.)(i)  The  dower  is  divided  at  the  end  of  the  term,  if  then 
remaining  undivided.  Devisees  stand  on  the  same  footing  with  heirs, 
where  division  is  ordered  by  the  will,  and  no  one  appointed  to  make 
it,  or  the  party  appointed  fails  to  do  so.  Partition  may  be  made  where 
a  joint  tenant,  &c.,  dies,  having  by  devise  limited  a  contingent  remain- 
der in  the  land. (4) 

11.  Il  has  been  held,  that  although  a  partition,  by  the  parties  them- 
selves, is  valid  under  the  statute,  they  cannot  legally  appoint  third 
persons  to  make  it.  Hence  a  promise  by  one  heir  to  pay  the  other  a 
certain  sum,  conformably  to  the  decision  of  persons  so  appointed,  is 
without  consideration  and  void. 

12.  In  construction  of  a  former  statute  which  authorized  distribution 
oicdl  the  estate  ;  one-third  to  the  widow,  and  the  residue  to  the_  child- 
ren &c. ;  it  was  held  that  the  reversion  of  dower  might  be  divided. 
Otherwise  all  the  estate  would  not  be  divided.  These  words  in  a  will 
would  pass  a  reversion,  and  they  should  have  the  same  effect  in  a 
statute.  Moreover,  the  law  is  extremely  solicitous  to  effect  a  complete 
settlement  of  estates  as  speedily  as  possible.  Antl  this  construction  is 
very  strongly  confirmed  by  the  clause,  (found  also  in  the  above  act, 
sec.  10,)  which  authorizes  a  division  when  the  dower  expires,  if  it  re- 

(1)  1   Smith,   239-43  ;  Me.   Rev.  St.  382,  i      (3)  R.  I.  L.  224-7. 

449.     See  Hobbs  v.  Parker,  31  Maine,  143.  (4)  Conn.  St.  203-6;  St.  1840,  27-8.    See 

(2)  Cogswell  V.  Reed,  3  Fairf.  198.  |  Baxter  v.  Gay,  14  Conn.  119. 


(a)  A  writ  of  entry  by  an  heir,  to  recover  land  of  his  ancestor,  is  not  barred  hy  tlio  pen- 
dency of  a  petition,  in  the  Probate  Court,  by  an  administrator,  for  a  license  to  sell  the  same 
for  payment  of  debts.     Chadbourne  v.  Racklifl)  30  Maine,  354. 

Partition  between  heirs  and  a  third  person,  requires  notice  to  the  latter  before  the  warrant 
issues.  Neither  notice  to  him  from  the  commissioners  to  attend  at  the  partition,  and  his 
actual  attendance ;  nor  occupation  under  the  partition,  unless  so  long  continued  as  to  give 
a  title  by  disseizin,  will  be  sufficient  to  make  the  proceeding  valid.  Dean  v.  Hooper,  31 
Maine,  107. 

{b)  The  above  provisions  seem  exclusively  applicable  to  children. 
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main  undivided.  This  clause  refers  to  a  division  by  the  court,  not  by 
the  heirs  themselves. (1) 

18.  In  Vermont,  partition  may  take  place,  though  one  heir  has  alien- 
ated liis  sliare.  If  a  division  is  impracticable,  the  whole  is  assigned  to 
one  or  more,  (as  above.)  If  the  deceased  held  in  common,  partition  is 
first  made  of  his  whole  interest  from  that  of  bis  co-tenant.  After  dower 
or  other  life  estate  terminates,  partition  is  made  of  the  reversion. (2) 

18  a.  A  decree  of  the  Probate  Court,  partitioning  real  estate  among 
heirs  or  devisees,  is  only  conclusive  as  to  the  division  among  them  of 
such  estate  as  they  have  a  right  to  have  divided.  It  does  not  affect  the 
title  of  the  land.  Ilence,  one  devisee  may  subsequentl}'  set  up  in  de- 
fence to  an  action  by  another  for  the  portion  assigned  to  the  latter,  that 
no  such  estate  existed  as  was  partitioned,  but  that  the  defendant  had  a 
paramouni  title  to  the  whole  land. (3) 

14.  In  New  Hampshire,  the  proceedings  are  very  similar  to  those  in 
Maine.  The  dower  of  the  widow  shall  be  divided,  "  when  it  shall 
have  reverted  ;"  or,  upon  request,  with  ihe  other  estate.  Where  a 
division  is  impracticable,  the  land  may  be  assigned  to  the  oldest  male 
heir  or  devisee  alone,  or  to  any  of  the  male  heirs  with  him  ;  upon  their 
refusing  to  accept  it,  or  if  there  are  no  males,  to  the  oldest  female  heir, 
or  any  of  the  others,  with  her — preferring  always  the  next  of  kin. (4) 

15.  In  New  Jersey,  where  any  heir  is  a  minor,  the  Orphans'  Court, 
or  surrogate,  may,  on  application,  order  partition.  So,  where  any  de- 
visee is  a  minor,  or  dies  before  division,  leaving  a  minor  heir.  Allow- 
ance shall  be  made  for  damage  dt)ne  to  the  land  by  any  one  of  the  par- 
ties since  the  death  of  the  intestate,  &c.  Provision  is  made,  similar  to 
those  already  mentioned,  for  the  case  where  a  division  is  impracticable. 
By  a  later  act,  the  Orphans'  Court  may  order  partition  among  any  joint 
tenants,  &c.,  any  of  whom  are  minors;  or,  if  a  division  will  be  preju- 
dicial, a  sale  of  the  estate.(5) 

16.  The  Orphans'  Court  has  no  authority  to  order  partition  between 
the  heii-s  of  a  tenant  in  common,  deceased,  and  his  co-tenant.(6) 

17.  In  Delaware,  descended  lands  are  subject  to  partition,  unless  it 
will  Ije  detrimental.  Where  there  is  a  tenant  by  the  curtesy,  or  in 
dower,  partition  of  this  part  of  the  land  is  postponed  till  the  termination 
of  such  estate,  unless  the  tenant  consent  otherwise.  If  a  sale  takes  place, 
the  interests  of  these  parties  are  saved.  If  the  heirs  are  children  or  the 
issue  of  children,  one  share  is  assigned  to  each  child  or  grandchild,  &c. 
If  children  and  the  issue  of  children  deceased,  such  issue  represent  the 
deceased  parents,  and  the  shares  are  made  accordingly,  with  a  subdivi- 
sion of  a  share  among  such  issue.  And  the  same  rule  is  adopted,  where 
the  heirs  are  brothers  and  sisters,  or  their  representatives;  making  fur- 
ther subdivision,  if  necessary  to  give  each  party  a  several  estate.  And 
it  matters  not,  whether  the  deceased  child,  &;c.,  whose  issue  claim, 
died  before  or  since  the  intestate.  Any  heir,  or  the  widow,  or  a  pur- 
chaser from  either  of  them,  may  apply  for  partition,  1{  i\\q  freeholders^ 
(commissioners,)  return  that  no  partition  can  be  made  without  injury, 

(1)  Webster  v.   Merriam,  9  Conn.  228;   8,  j      (4)  N.  H.  L.  342-4;  Rev.  St  334. 

411;  6,  262;  Muusoa  v.  Muuson,  3  Day,  (5i  1  N.  J.  L.  779-82 ;  lb.  1825-6,  395-6. 
260.  See  State  v.  Rickey,  3  Halst.  50;  St.  1840, 

(2)  Verm.   Rev.  St.  294-7.     See  Grice  v.    31. 

Raiuiall,  23  Verm.  239.  j      (6)  State  v.  Parker,  4  Halst.  242. 

(3)  Grice  v.  Raudall,  23  Yerm.  239.  i 
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the  appraised  value  shall  be  distributed  instead  ;  and  the  whole  estate 
assigned  to  one,  preferring  males  to  females,  and  older  to  vounger  heirs, 
and  extending  the  same  {^reference  to  the  issue  of  those  deeeast-d.  A 
similar  rule  is  adopted,  where  a  partition  iiito  the  requisite  nunther  of 
shares  is  impracticable.  But  a  party,  having  chosen  one  part,  shall  not 
choose  another,  except  under  another  right,  until  all  the  rest  have  been 
allowed  to  choose.  The  same  principles  are  extended  to  the  case  of  any 
snldivision,  which  is  wholly  or  partially  impracticable.  The  assignee  of 
any  heir  has  the  right  of  the  latter  to  make  a  choice  ;  also  the  husban<l 
of  a  female  heir.  Jf  no  one  will  accej)t  the  estate,  it  shall  be  sold,  and 
the  proceeds  paid  or  secured  to  the  respective  heirs.  The  party  taking 
the  whole  land  holds  it  discharged  of  all  incumbrances  created  b}'  the 
other  heirs.  A  recognizance  taken  for  the  value  of  the  estate  is  a  para- 
mount lien  upon  all  present  and  future  lands,  &c.  Partition  shall  be 
made  only  of  such  lands  as  were  in  possession  of  the  intestate  at  his 
death,  or  have  come  to  the  heirs  since.  Provision  is  made  tor  sus)  lend- 
ing proceedings  in  the  case  of  minority.  Advancemerds  are  to  be  taken 
into  account.(l)(«) 

18.  In  Maryland,  if  a  division  among  heirs  is  impracticable,  the  pro- 
perty is  allotted  to  the  oldest,  and,  if  he  declines,  to  the  next  in  age,  and 
so  on.  If  none  will  take  it,  it  is  sold  ;  if  all  are  minors,  not  till  the 
oldest  is  twenty-one.  The  bond,  given  by  him  who  takes  the  whole,  is 
a  lien  on  the  land.  Where  an  heir  nssigns  his  interest,  the  assignee  may 
ask  for  partition.  If  the  oldest  m;ile  is  an  infant,  the  oldest  %male,  of 
age,  may  elect.  If  the  land  is  subjt^ct  to  curtesy,  this  shall  be  first  set 
off.  If  indivisible,  and  there  is  no  election,  there  shall  be  a  sale,  free 
from  curtesy,  and  the  tenant  shall  have  a  share  of  the  proceeds.  So  one 
having  any  life  estate.(2)(i) 

19.  In  Pennsylvania,  the  Orphans'  Court  may  make  partition  of  de- 
scended lands,  on  petition  of  the  widow  or  an  heir.  Where  a  decision 
is  impracticable,  the  whole  may  be  ordered  to  one  heir,  preferring  males 
to  females,  and  older  to  younger  heirs,  and  extending  the  preference  to 
children  claiming  by  representation  of  their  deceased  parents.  So  the 
estate  may  be  divided  among  only  a  part  of  the  heirs.  If  none  of  them 
will  accept  the  whole  land,  it  maybe  sold,  and  the  proceeds  distributed. 
Where  lands  lie  in  different  counties,  an  heir,  who  accepts  the  whole  in 

(1)  Dc-la.   L.    316-2G;  St.    1843,    489-91,  j      (2)  Md.L  750-7.     See  Crouch  w.  Smith,  1 
Rev.  Sts.  I  Md.  Ch.  401. 


(a)  By  assifrnment  in  tlie  Orphans'  Coiirt.  all  liens  created  by  an  heir  at  law  are  removed, 
and  his  interest  is  chmiged  into  personalty,  and  secured  by  the  recoo:nizHnce.  The  State  v. 
Huxley,  4  Hurring.  343. 

(6)  Wiien  proceedings  to  divide  real  estate,  situate  in  two  counties,  arc  commenced  in  Chan- 
cery, by  hill  or  petition,  the  proceedings  must,  in  all  respects,  he  in  conformity  to  the  act  of 
1820,  c.  191  ;  and  the  commission  nnm  prescribe  tiie  same  duties,  give  to  the  commissioners 
the  same  powers,  and  require  of  them  tiie  same  return  ;  and  tlie  riiilits  of  the  heirs  nujst  he 
the  same;  as  when  the  application  is  made  to  tiio  comity  court.  Bennett  v.  Bennett,  5  Gill, 
463. 

Upon  a  bill  filed  by  husband  and  wife,  against  the  co-heirs  of  the  wife,  to  proctire  the  divi- 
sion or  .sale  of  their  father's  real  estate,  of  which  he  dieci  seized  a>id  intestate,  the  fact  that 
one  of  the  defendants  iiad  purchased  the  wife's  interest  trom  her  husband,  and  also  the  inter- 
est of  the  otiier  heir^^,  no  conveyance  having  been  procured  from  the  wife,  in  the  mode  jire- 
scrilied  by  law,  to  pass  the  real  estate  of  a/fme  covert,  will  not  prevent  thecounty  court  from 
issuing  a  commission,  and  directing  and  allowing  an  election  to  be  made,  according  to  the 
act  regulating  descents.     Chancy  v.  Tipton,  3  Gill.  327. 
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one,  shall  be  postponed,  as  to  his  riglit  of  election  in  the  other  county, 
to  all  the  other  heirs.  Where  there  are  life  estates,  with  remainders 
over,  the  reniainder-men  shall  be  made  parties,  and  shall  have  the  right 
of  taking  the  premises  at  the  valuation,  like  lineal  descendants,  giving 
security  to  pay  the  interest  to  the  tenants  for  life.  If  an  heir,  entitled 
to  a  sum  of  money  for  her  share  of  the  estate,  is  a  married  woman,  the 
court  may  require  security  from  the  husband,  that  after  his  death  it 
shall  go  to  the  wife  or  her  heirs,  as  real  estate  would ;  and,  on  his  fail- 
ing to  give  security,  may  vest  it  in  trustees,  reserving  the  interest  to 
him  for  life,  unless  he  request  otherwise.  But  such  proceeding  is  dis- 
pensed with,  where  the  wife,  by  a  private  acknowledgment,  (as  in  case 
of  deeds,)  expresses  her  willingness  that  the  money  be  paid  to  the  hus- 
band, without  security.  The  court  may  distribute  the  money  paid,  in 
case  of  a  sale  of  "the  land,  or  assignment  to  a  part  of  the  heirs,  among 
parties  holding  liens  or  incumbrances  upon  the  land.  A  recognizance, 
given  for  the  value  of  any  share,  shall  be  discharged,  wholly  or  in  part, 
on  the  record,  under  a  penalty;  or  the  court  may  order  a  discharge, 
which  shall  be  recorded. (1) 

20.  It  seems,  partition  cannot  be  decreed  of  lands  in  the  adverse  pos- 
session of  a  stranger,  nor  where  one  heir  claims  to  hold  in  severalty  a 
part  of  the  land,  though  he  consent  to  the  proceedings,  if  before  con- 
firmation of  them  he  objects.(2) 

21.  The  Orphans'  Court  may  order  partition,  though  a  petition  at 
common  law  is  pending,  brought  by  another  heir.(3) 

22.  AYhere  an  infant  heir,  or  his  guardian,  has  accepted  the  sum  at 
which  his  share  was  valued,  the  former,  after  coming  of  age,  may  still 
avoid  the  decree  for  error,  if  he  proceeds  to  do  it  as  soon  as  the  error  is 
discovered. (4) 

23.  After  the  land  is  awarded  upon  regular  proceedings  to  one  heir, 
the  court  can  pass  no  order  to  varv  the  amount  of  his  liability  there- 
for.(5) 

24.  Where,  in  settling  the  amount  of  the  recognizance,  given  by  one 
heir,  who  takes  the  whole  land,  no  adjudication  has  been  had  upon  an 
advancement  made  to  another  of  the  heirs;  in  a  suit  upon  such  recogni- 
zance for  his  benefit,  the  defendant  may  claim  an  allowance  upon  this 
ground. (6) 

25.  Joinder  of  the  widow  and  heirs,  as  defendants  in  a  suit  for 
partition,  is  a  fatal  defect.(7)(a) 


(1)  Parke  &  John.  396-401.  See  Raman's, 
Ac,  7  Watts,  438;  Sampson,  4  Watts  &  S. 
86;  Se.iton  v.  Barry,  lb.  183;  St.  1844,  214; 
Ebbsf.  Com.,  11  Penns.  374;  Quigley  u.  Coin. 
16,  353. 

(2)  (iMll)raithi;.  Green,  13  S  &  R.  93  ;  Eell. 
6  Barr,  457. 


(3)  Rex  V.  Rex,  3  S.  &  R.  533. 

(4)  Elliot  V.  Elliot,  5  Biiin.  1. 

(5)  Gallagher  v.  (JalJaRlier,  6  "Watt.s,  473. 

(6)  Bianehard  v  Com    G  Watts,  309. 

(7)  Power  v.  Power,  7  Watts,  205. 


(a)  The  following  recent  cases  upon  this  subject  have  occurred  in  Pennsylvania.  A  decree 
of  partition  in  the  Orphans'  Court  is  necessarily  as  conclusive  as  a  judc^nnent  of  partition  by  a 
court  of  law.  Herr  v.  Herr,  5  Barr.  428.  And  an  irregular  partition  cannot  be  avoided 
collaterally.  Snevily  v.  Wagner,  8  Barr,  396.  See  Goundie  v.  Northampton,  &c.,  7  Barr 
233. 

Suit  on  a  recognizance  in  tlie  Orphans'  Court,  given  by  an  heir,  who  took  one  of  three 
purparts  at  the  appraisement  in  favor  of  the  Commonwealtli,  for  tlie  payment  to  tlio  otiier 
heirs  of  tiieir  proportional  shares  in  the  purpart;  held,  tlie  defendt^nt'  under  the  plea  of 
payment  with  leave,  &c.,  might  show  that  one  of  the  other  purparts,  not  taken  at  the  appraise- 
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26.  In  Virginia  and  Kentucky,  where  one  of  several  heirs  is  an 
infant, /e?7ie  covert^  7ion  compos^  or  beyond  sea,  if  the  share  of  each  heir 
does  not  exceed  $300  in  Virginia,  in  Kentucky,  £30,  the  Cliancery, 
County  or  Corporation  Court,  (in  Kentucky,  tlie  Chancery  Court,)  may 
order  a  sale,  and  distribution  of  the  proceeds.(a)  No  parcener  siiall 
have  any  preference  in  an  election  or  division.  In  Georgia,  the  courts 
of  ordinary  may.  on  application,  make  distribution  of  intestate  estates, 
through  freeholders,  by  lot  or  otherwise,  giving  a  share  to  each  dis- 
tributee.    They  may  also  order  a  sale  of  lands,  or  slaves,  if  beneficial 

ment,  was  sold  by  a  trustee  under  order  of  the  Orphans'  Court;  that  the  balance  of  the 
proceeds,  alter  payment  of  the  debts  of  the  intestate,  was  paid  to  the  plaintiff,  and  that  the 
defendant  in  the  suit  never  made  any  objection;  and  the  fact,  whether  or  not  it  wa3 
received  as  part  payment,  should  be  submitted  to  the  jury.  Kidd  v.  The  Commonwealth, 
4  Harris,  426. 

Such  recognizance  should  be  sued  in  the  name  of  the  Commonwealth,  though  the  name  of 
the  persons  suing  should  be  stated  on  the  record.  A  mistake,  however,  in  this  respect,  will 
furnish  no  defence,  as  the  court  will  look  to  the  distribution  of  the  amount  recovered.  Tho 
judgment  should  not  be  for  the  penalty,  but  for  the  amount  of  the  interest  of  those  suing.  lb. 
All  the  cestuis  que  use  need  not  be  marked  of  record.  Less  than  the  whole  number  may 
sue,  and  they  ma}'  recover  as  much  of  the  fund  as  they  show  themselves  entitled  to,  leaving 
the  balance  for  those  entitled  who  may  afterwards  sue.  But  where  they  represent  one  heir, 
their  joinder  in  the  suit  would  seem  to  be  proper.    lb. 

In  partition,  under  the  act  of  1832,  the  inquest  may  divide  the  land  into  more  purparts 
than  there  are  heirs;  and  such  of  the  purparts  as  are  not  accepted  may  be  sold.  Darrah's 
Appeal.  10  Barr,  210. 

In  1827,  a  husband  could  agree  to  a  parol  partition  of  real  estate,  in  which  his  wife  was 
interested  as  heir;  and,  where  the  interest  of  the  wife  was  turned  into  money  by  way  of 
owelty,  such  sum  of  money  could  be  reduced  into  possession  of  the  husband.  IJariington'a 
&c.,  1  Harris,  430. 

The  Statute  of  April  21,  1846,  does  not  render  a  party,  who,  having  previously  purchased 
real  estate  sold  under  proceedings  for  partition  in  the  District  Court  ol  Philadelphia,  refused 
to  accept  a  deed  or  pay  the  purchase-monej',  liable  to  pay  the  difference  in  the  price  brought 
at  a  subsequent  sale.     McMichael  v.  Skikon,  1  Harri.s.  215. 

The  District  Court,  before  the  Statute  of  1846,  had  no  jurisdiction  of  an  action  of  partition 
between  parties  taking  by  descent  from  one  who  died  sole  seized.     lb. 

In  proceedings  for  partition,  which  result  in  the  division  of  the  laud  among  a  part  of  the 
lieirs,  who  recognize  to  pay  the  shares  of  the  other,  such  recognizances  are  not  void,  merely 
because  the  proceedings  wore  erroneous.     Commonwealth  v.  Hufley,  6  Barr,  348. 

The  Orphans'  Court  has  no  jurisdiction  to  decree  partition  among  heirs,  where  one  claims 
(0  hold  a  part  of  the  land  in  severalty,  though  he  consents  to  the  proceedings  ;  if,  before  con- 
lirmation  of  them,  he  objects  to  the  partition.     Kell's  Estate,  6  Barr,  457. 

Au  owelt}-,  awarded  on  partition  to  one  of  several  heirs,  is  a  lien  on  the  land,  and  takes 
precedence  of  subsequent  liens  of  creditors  of  another  of  the  heirs,  claiming  part  of  the  land 
in  his  own  right,  and  part  by  purchase  from  others  of  the  heirs.  Darlington,  Ac,  1  Harris, 
430. 

Presumption  of  payment  of  an  owelty,  from  lapse  of  time,  may  be  rebutted,  by  proof  of  a 
payment  on  account,  within  twenty  years.     lb. 

Though  a  sheriff's  sale  for  tiie  debt  of  the  ancestor  discharges  lands,  held  by  an  heir  under 
proceedings  in  partition,  from  the  lien  of  recognisances  given  to  secure  the  other  heirs  their 
shares  of  tho  viduation,  yet  the  debt  thereby  secured  is  not  wiioliy  discharged,  if  the  aniount 
due  on  the  recognizance  was  more  tlian  sufficient  to  pay  the  debts  of  the  ancestor  for  which 
the  land  was  liable;  and,  in  such  case,  the  accepting  heir  is  not  entitled  to  participate  in  the 
surplus  arising  from  the  sheriQ's  sale,  which  is  insutBcieiit  to  pay  the  amount  secured  by  the 
recognizance.     Commonwealth  v.  Mclntyre,  8     arr,  295. 

(a)  On  a  proceeding  for  partition  among  heirs,  it  is  not  neces.sary  that  persons  not  heirs, 
in  possession  under  some  of  them,  should  bo  made  parlies.  Pleak  v.  Chambers,  7  B.  Mod. 
565. 

hi  Kentucky,  an  application  by  heirs  of  an  estate,  for  its  partition,  should  set  forth  the 
names  ol  the  iieirs.  An  oider  for  partition,  which  directed  tlic  conunissioners  to  convey  to 
the  hcir.s.  was  also  held  to  bo  bad  :  the  proceedings  of  the  conunissioners  should  lirst  bo 
reported  to  the  court      Rice  v.  Rice,  10  B.  Mon.  420. 

In  Mis-i^sippi,  a  part  of  several  devisees,  in  remainder,  after  the  termination  of  tlie  particular 
esiate,  may  apply  to  the  Piol)ato  Court,  to  have  their  share  set  oil' to  them,  though  others  of 
them,  claiming  under  the  same  will,  claim  the  whole  property.   Rail  v.  Dotson,  14  S.&  M.  176. 
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to  heirs  and  creditors.  An  administrator  ma}^,  if  expedient,  keep  the 
estate  together,  and  manage  it  himself,  or  let  it  out.  In  Mississippi, 
where  a  division  is  impracticable,  the  lands  ma}^  be  sold.  The  Pro- 
bate Court  may  order  partition,  where  one  heir  or  devisee  is  a 
minor.(l) 

27.  In  Michigan,  where  a  division  is  impracticable,  the  whole  estate 
may  be  settled  on  one  or  a  part  of  the  heirs,  with  the  usual  preference 
as  to  age  and  sex.  If  a  husband  is  under  guardianship,  the  wife  may 
join  his  guardian  in  making  partition  of  her  land.  Where  partition 
would  be  injurious,  the  land  will  be  sold,  after  an  appraisal,  as  in  case 
of  an  execution. (2) 

28.  In  Kentucky,  the  County  Court,  on  application,  may  make  par- 
tition among  heirs,  including  the  reversion  of  the  dower  estate  after  its 
determination  ;  and  subject  to  the  control  and  revision  of  a  court  of 
equity  .(3)(a) 


(1)  1  Vir.  Rev.  C.  358;  1  Ky.  Rev.  L. 
565,  566;  Prince,  241,  243,  249,  254  ;  Missi. 
Rev.  C,  58,  61,  62.  See  Clii:/n  v.  Murray,  4 
Gratt.  348. 


(2)  Mich.  L.  65,  66;   St.  1839,  220;    1842, 
112. 

(3)  2   Ky.    Rev.    L.    1070,   1071.     (See   3 
Litt.  40.) 


(a)  In  South  Carolina,  where  one  joint  tenant  or  tenant  in  common  dies,  the  ordinary  has 
jurisdiction,  under  the  acts  of  1824  and  1839,  to  order  his  interest  in  the  land  to  he  sold,  and 
the  proceeds  to  be  divided  among  his  heirs  or  devisees.     Gates  v.  Irick,  2  Rich.  593,  note. 

A  decree  of  the  ordinary,  ordering-  a  sale  of  land  for  partition,  will  not  be  disturbed  on 
appeal,  on  the  ground  that  the  summons  in  partition  was  served  on  the  defendant  by  the 
applicant  himself,  instead  of  by  the  sheriff.     Upson  v.  Horn,  3  Strohh  108. 

Where  an  intestate  died  in  1799,  and.  in  1811,  an  informal  division  of  his  slaves  was 
made  betu'een  his  widow  and  six  children,  it  was  held,  on  a  bill  tiled  for  partition,  after 
1841,  that  it  would  be  presumed  that  a  legal  partition  had  been  made.  Walker  v.  Frazier, 
2  Rich.  Eq.  99. 

Where  dower  has  been  assigned  to  a  widow,  by  giving  her  one-third  of  the  net  profits  of 
an  estate,  tliisis  no  impediment  to  a  partition  or  sale  for  partition  by  the  heirs.  Hassell  v. 
Mizell,  6  Ired.  Kq.  392. 

Where  land  is  sold  by  order  of  the  Orphans'  Court,  to  make  equal  distribution,  and  security 
is  not  required  for  ttie  purchase-money,  the  heirs  have  an  equitable  lien  upon  the  land  tor 
the  purchase-money,  wliich  may  be  enforced  either  against  the  original  purchaser,  or  a  pur- 
chaser from  him  with  notice;  and,  where  the  administratrix  was  the  purcliaser,  the  heirs 
might  enforce  tlieir  lien  against  such  second  purchaser,  without  resorting  in  the  first  instance 
to  the  sureties  of  the  administratrix  on  her  official  bond,  she  having  paid  no  part  of  the 
purchase- money,  and  being  insolvent.     Strange  v.  Keenan,  8  Ala.  816. 

The  act  of  Tennessee,  of  1787,  c.  17,  sec.  1,  which  provides  that  tiie  return  of  the  com- 
missioners in  a  partition  suit  shall  be  made  under  their  seals,  is  merely  directory,  and  does 
not  vitiate  tlie  record  of  partition  where  the  direction  has  not  been  complied  with,  the  return 
having  been  received  and  made  part  of  the  record  of  the  court.  Bledsoe  v.  Wiley,  7  Humph. 
507. 

Where  under  a  devise  of  real  estate  in  remainder,  three  of  the  devisees  had  expended  a 
large  sum  in  valuable  improvements,  in  good  faitii,  believing  that  they  were  the  sole  owners, 
they  were  allowed,  in  partition,  for  the  enhanced  value  of  the  estate  in  consequence  of  such 
improveinents.     Conklin  v.  Conklin,  3  Sandf.  Ch.  64. 

Commissioners  made  partition  between  heir.s  and  assigned  dower  to  the  widow,  but  by 
mistake  omitted  to  mention  in  the  partition  the  parcel  set  off  as  dower,  and  which  was  in- 
tended to  be  assigned  to  one  infiint  heir,  according  to  an  agreement  with  the  adult  lieirs  and 
the  guardians  of  the  minors,  so  that  the  infant  received  a  much  smaller  portion  of  the  estate 
than  the  others.  The  report  was  confirmed,  and  judgment  entered  thereon,  and  the  error 
was  not  discovered  till  30  years  afterwards  the  widow  having  lived  during  the  intervening 
time.  Held,  the  agreement  between  the  parties  was  invalid;  that  the  occupation  by  the 
parties  of  the  lands  set  off  to  them  was  no  ratification  of  such  agreement;  bat  that,  as  the 
partition  showed  on  its  face  that  a  part  of  the  land  was  not  set  off  at  all,  a  court  of  equity 
could  grant  relief,  on  the  ground  of  accident,  and  give  effect  to  the  intended  partition,  ac- 
cording to  tlie  original  design  of  the  commissioners  and  the  justice  of  the  case.  Douglas  v. 
Viele,  3  Sandf.  Ch,  439. 
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TITLE  BY  PUBLIC  GRANT,  PATENT,  SURVEY,  ETC. 


1.  United  States  grants,  &c. 
34.  Grants,   &c.,   iu    the  several  States — 

Massachusetts. 
42.  Maine. 
49.  New  Hampshire. 
65    Rhode  Island. 
56.  Vermont. 
65.  New  York. 
88,   Penn.s_ylvania. 
183.  New  Jersey — Delaware. 


184.  Maryland. 

190.  Virjiinia. 

220.  Norlli  Carolina. 

237.  South  Carolina. 

248.  Georgia. 

249.  Alabama. 

250.  Tennessee. 
272.  Kentucky. 
286.  Oliio. 

290.  Missouri  and  other  States. 


Next  in  importance  to  the  title  by  descent,  is  that  by  coy}veyarice  or 
purchase;  mo] ndmg  jmhlic  grants  and  the  deeds  of  private  individuals. 
First  in  order,  under  this  general  division,  is  the  title  by  grant,  ix^tentj 
warrant  and  survey,  &c.,  derived  directly  from  the  government  of  the 
United  States(a)  or  a  State.  In  some  parts  of  the  countr}?  this  is  a  very 
important  branch  of  the  law  ;  and  there  is  a  proportional  number  of 
minute  statutory  provisions,  and  of  judicial  decisions,  pertaining  to  it. 
Of  these,  it  will  be  impossible,  within  the  limits  of  the  present  work, 
to  give  more  than  a  brief  and  p.erhaps  imperfect  abstract.  We  begin 
with  the  laws  regulating  the  sales  of  the  United  States  domain  ;  and 
shall  proceed  to  give  a  view  of  those  of  the  several  States,  in  v.hich  the 
subject^s  of  practical  importance. 

1.  The  public  domain  of  the  United  States  is  said  to  consist  of  the 
following  lands.  The  territory  gained  by  the  treaty  of  1783  with 
Great  Britain  ;  a  triangular  tract  on  Lake  Erie,  granted  by  New  York 
in  1780,  (and  since  purchased  by  Pennsylvania.)  for  the  use  of  such 
States  as  should  be  parties  to  the  confederation  ;  land  formerly  within 
the  Virginia  charter,  north-west  of  the  Ohio  river,  conveyed  in  1786, 
to  be,  alter  certain  reservations,  a  common  fund  for  the  States ;  ces- 
sions from  Massachusetts  in  1785,  from  Connecticut  in  178;!  and  1800, 
from  South  Carolina  in  1787,  from  North  Carolina  in  1790,  from 
Georgia  in  1802  ;  the  lands  ceded  by  the  Indians;  Louisiana,  Florida, 
and  the  District  of  Columbia,  granted  by  Virginia  and  Maryland, 

2.  Where  one  occupies,  or  causes  to  be  occupied,  United  States 
land  not  sold  or  leased,  or  his  claim  to  which  is  not  confirmed ;  or 
surveys  it,  or  marks  the  boundaries,  &c. ;  he  forfeits  his  right  ipso 
facto. {I) 

(1)  Gord.  319. 

(a)  Public  lands  are  sometimes  acquired  by  treaty ;  and  where  a  treaty  says,  that  the 
title  to  land  is  tiiereby  vested  in  a  cerlairi  individual,  liis  heirs  and  assigns,  the  treaty  ope- 
rates as  a  fj^rant:  but,  when  it  says  that  a  lialf-.section  of  land,  at  a  specified  point,  sliail  be 
granted  to  a  certain  person,  &c.,  by  patent  from  the  President  of  the  United  States,  it 
amounts  only  to  a  contract  for  laud"  to  be  afterwards  located  and  conveyed.  Longlois  V. 
Coffin,  1  Smi'th,  378. 

The  word  grant,  in  a  treaty,  applies  to  any  concession,  warrant,  order  or  permission  to 
survey,  possess  or  .settle,  wlieiher  written,  parol,  or  presumed  from  possession.  So  a  grant 
may  be  made  or  confirmed  by  a  law.  Strotiier  v.  Lucas,  12  Pet.  410.  But  no  officer  of  the 
government  can  reserve  or  appropriate  tlie  public  domain.   McConnell  v.  Wilcox,  1  Scam.  344. 
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3.  Lands  noith-west  of  the  Ohio  river,  and  above  the  month  of  the 
Kentucky  river,  are  divitled  by  lines  running  north  and  south,  and 
other  hues  crossing  these  at  right  angles,  forming  townships  six  miles 
square;  unless  such  demarcation  is  prevented  by  the  interference  of 
the  line  of  the  (then)  late  Indian  })urchase,  or  land  before  surveyed  or 
patented,  or  the  course  of  navigable  rivers.(a)  The  corners  of  a  town- 
ship are  marked  with  progressive  numbers,  as  also  each  interval  of  one 
mile.  Onediulf  of  the  townships,  alternately,  are  divided  into  sections, 
of  610  acres,  or  as  near  that  as  may  be,  by  running  through  them, 
each  way,  parallel  lines  at  the  end  of  every  two  miles.  The  fractional 
parts  of  townships  are  also  divided  into  sections,  and  the  fractions  of 
sections  annexed  to  the  adjoining  section.  The  surveyor  makes  a  note 
of  mines,  salt  licks,  salt  springs,  mill-seats  and  water-courses. 

4.  Townships  west  of  the  river  Muskingum,  which  are  to  be  sold  in 
quarter  townships,  are  divided  into  half-sections  of  320  acres,  or  nearly 
that  number.  The  interior  lines  of  townships  intersected  by  this  river, 
and  of  all  townships  east  of  it,  not  heretofore  (1800)  divided  into  sec- 
tions, shall  be  run  and  marked  like  those  of  townsliips  directed  to  be 
Sold  in  sections  of  6iO  acres.(l) 

6.  Lands  north  of  the  Ohio  river,  which  were  divided  by  running 
parallel  lines  through  the  townships  every  two  miles,  and  marking  a 
corner  every  mile,  are  divided  into  sections  by  running  lines  from  the 
mile  corners  to  the  opposite  corresponding  corners,  and  marking  inter- 
mediate corners  on  each  of  such  lines,  equidistant,  or  nearly  so,  from 
the  corners  of  sections. 

6.  All  public  lands  are  sold,  if  at  auction,  in  half-quarter  sections; 
if  otherwise,  in  sections,  half  sections,  quarter  sections,  or  hialf-quaiter 
sections,  (or  quarter  quarter  sections.)  A,  quarter-quarter  section  is 
divided  by  a  hne  running  east  and  west.  Fractional  sections,  contain- 
ing fewer  or  more  than  160  acres,  shall,  as  nearly  as  possible,  be 
divided  into  quarter-quarter  sections. 

7.  In  case  of  the  division  of  a  quarter  section,  the  line  runs  north 
and  south.  These  provisions,  however,  are  subject  to  other  acts  in 
relation  to  sales  in  town  lots.  And  the  President,  in  some  instances, 
has  authority  to  order  a  departure  from  the  usual  mode  of  survey.  No 
one  shall  enter  more  than  one  half-quarter  section  in  quarter  quarter 
sections,  nor  unless  he  intends  it  for  improvement.(2) 

8.  The  cultivator  and  inhabitant  (or  his  representatives)  of  land  in 
Illinois,  and  that  part  of  Louisiana  formerly  composing  Orleans,  and 
Missouri,  not  belonging  to  and  claimed  by  another,  has  a  preference, 
or  right  of  pre-emption,  to  the  extent  of  a  quarter  section  of  land.(i) 
The  act  does  not  apply  to  lands  heretofore  reserved,  or  those  to  Ije 
sold  in  town  lots  and  out  lots.(3)  Such  claimant  notifies  the  Eegister 
of  the  Distiict  Land  Office,  and  enters  the  land  with  him,  upon  paying 
one-twentieth  of  the  price  to  the  receiver.     The  entry  must  be  made  at 

(1)  Gord.    343,    344.      See    McConnell   v.  \      (2)  Gord.  345, 
Wilcox,  1  Scam.  344.  |       (3)  lb.  346,  347. 

(a)  Tf  a  navigable  stream  intervenes,  in  running  tlie  lines  of  a  section,  the  surveyor  does 
not  cross  it.     Lemea  v.  Smith,  7  Por.  428. 

{b  The  surveyor  is  bound  to  survey  entries  according  to  their  priority,  either  in  a  square 
or  oblong  shape.     Mitchell  v.  Thompson,  1  M'L.  99. 
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least  two  weeks  before  a  public  sale.  Any  settler  (entitled  to  the 
above  preference)  upon  the  fraction  of  a  section  or  a  fractional  quarter 
section,  containing  less  than  160  acres,  may  purchase  the  adjoining 
fractional  quarter  sections,  or  the  adjoining  quarter  section,  including 
improvements,  or  the  fraction  improved  by  him,  at  his  option.(l)  If 
there  are  several  settlers  entitled  to  pre-emption,  on  a  quarter  section 
or  a  fractional  quarter  section,  each  may  have  the  right  of  purchasing 
one  or  more  quarter  sections  or  fractional  quarter  sections  of  the  land 
settled  on  ;  which  shall  be  equitably  divided  in  such  way  as  to  give 
every  one  his  own  improvements.  By  a  subsequent  act,  the  same  pro- 
vision is  substantially  repeated,  except  that  no  preference  is  allowed 
for  more  than  one  quarter  section,  in  addition  to  a  party's  portion  of 
the  fractional  quarter  section  settled  on. (2) 

9.  AVhere  a  person,  being  of  age  or  the  head  of  a  f^imily,  and  an 
inhabitant,  (or  his  representatives,)  on  or  before  January  1,  1825, 
cultivated  land  in  Florida,  not  belonging  to  another,  tlie  same  })ro- 
vision  is  made  as  that  above  mentioned,  in  reference  to  Illinois.  But 
this  does  not  apply  to  any  claim  by  confirmation  of  commissioners  or 
act  of  Congress.(8) 

10.  Where  a  person  has  his  name  upon  the  list  of  settlers,  reported 
to  the  commissioner  of  the  land  office  by  the  register  and  receiver  for 
the  District  of  Jackson  Court-house,  in  "Mississippi,  and  has  no  written 
proof  of  title,  and  on  March  3,  1819,  cultivated  land  not  claimed  by 
any  written  title,  under  the  British,  French,  or  Spanish  government, 
or  granted  by  Congress  as  a  donation  ;  he  shall  have  the  right  of  pre- 
emption ;  the  quantity  not  to  exceed  160  acres,  and  to  be  located  by 
sectional  lines,  and  entered  within  two  years,  if  offered  at  public 
sale.(4) 

11.  Any  settler  or  occupant  in  possession.  May  29,  1830,  who  cul- 
tivated in  1829,  may  enter,  by  the  legal  subdivisions,  any  number  of 
acres,  not  exceeding  160  or  a  quarter  section,  including  improvements, 
for  the  mininum  price.  This  provision  does  not  apply  to  lands  re- 
served for  the  United  States,  or  any  State.  Where  two  or  more  per- 
sons are  settled  upon  one  quarter  section,  if,  by  a  north  and  south  or 
an  east  and  west  line,  the  settlement  or  imj^rovement  of  each  can  be  in- 
cluded in  a  half-quarter  section,  it  may  be  divided  between  the  two 
first  actual  settlers ;  and,  in  such  case,  said  settlers  shall  have  a  pre- 
emption right  to  eighty  acres  elsewhere  in  the  district,  not  interfering 
with  the  prior  right  of  others.  Proof  must  first  be  furnished  of  an  im- 
provement or  settlement ;  and  the  pre-emption  right  cannot  be  trans- 
ferred, until  a  patent  has  issued.  These  provisiotis  are  not  to  delay 
the  sales  of  land  pursuant  to  the  President's  proclamation  ;  nor  to-be 
taken  advantage  of,  unless  the  requisite  proof  and  payment  be  made 
before  the  day  of  public  sales  ;  nor  to  apply  to  any  land  reserved  from 
sale  by  authority,  or  in  any  way  appropriated. (a)  A  subsequent  act 
of  1832  provides,  that  purchasers  under  the  act  of  1830  may  transfer 
their  certificate*  or  final  receipts,  and  an  assignee  may  take  out  a  patent 

(1)  lb.  347,  348.  I       (3)  lb. 

(2)  Gord.  348.  |      (4)  Gord.  349. 

(a)  It  is  said,  the  act  of  May  29,  1830,  containing  the  above  provisions,  was  limited  to 
one  year,  but  has  been  continued  to  1836.     Gord.  350,  n. 
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in  his  own  name.  Also  other  acts  of  1832  and  1838,  that  where,  in 
consequence  of  delay  in  the  public  surveys,  or  because  the  land  was 
not  attached  to  any  district,  or  because  there  was  a  disputed  pnl)liG 
boundary,  a  settler  could  not  prove  and  enter  his  claim  within  the  time 
above  prescribed  ;  one  year  shall  be  allowed  after  the  removal  of  such 
difficulty  ;  and,  if  the  land  is  proclaimed  for  sale  within  a  year,  it  shall 
be  entered  before  a  sale.  The  occupants  upon  fractions  may  enter 
them  as  above,  but  if  exceeding  one  quarter  section,  one  hundred  and 
sixty  acres,  to  include  the  improvement.  A  person  occupjdng  one 
quarter  section  and  cultivating  another,  may  enter  either,  designating 
within  six  months,  (fiom  June  19,  1884,)  which  ho  claims.(l) 

12.  Sections  2,  5,  20,  28,  80,  88,  may  be  sold  in  one-quarter  or  half- 
quarter  sections;  a  quarter  section  to  be  divided  by  a  line  running 
north  and  south. (2)  Provision  is  made  for  the  form  of  the  memoran- 
dum to  be  filed  by  a  proposed  puichaser,  and  lor  the  correcticjn  of  any 
accidental  error  therein,  as  to  the  particular  land  referred  to,  or  in  a 
patent  actually  issued. (3) 

18.  Every  person  is  prohibited  from  making  a  bargain  with  another 
to  prevent  the  latter  from  bidding  for  public  lands  at  auction.  Any 
previous  contract,  to  purchase  from  a  purchaser  at  auction  for  an  ad- 
vance, is  void  ;  and  the  advance  paid  may  be  recovered  back. (4) 

14.  By  Statute  of  March,  1821,  any  purchaser,  prior  to  July  1,  1820, 
raay  relinquish  a  portion  of  his  land,  within  a  certain  time,  and  thereby 
have  any  payment  upon  the  part  I'elinquished  applied  to  the  amount 
due  upon  the  part  retained.  If  two  or  more  quarter  sections  were 
bought  at  once,  he  shall  not  relinquish  less  than  one.(5)  Where  a  pur- 
chaser neglects  to  pay  the  amount  due  for  three  months  from  the  day 
appointed,  the  land  is  forfeited,  but  any  sum  paid  may  be  applied  on 
other  accounts,  by  the  issuing  of  a  certificate. (6)  Where  a  sale  proves 
invalid  for  defect  of  title,  the  United  States  shall  refund  the  price.(7) 

15.  Where  two  or  more  purchasers  agree  upon  a  division,  new  certi- 
ficates may  be  issued  accordingly,  upon  surrender  of  the  old  one  ;  but 
not  for  less  than  eighty  acres,  nor  by  a  division  other  than  north  and 
south,  or  east  and  west. (8) 

16.  Where  a  patentee  of  public  lands  dies  before  the  date  of  the 
patent,  his  heirs,  devisees  or  assignees  may  take.(9)     (But  see  s.  21.)(a) 


(1)  Gord.  349,  350,  351,  352. 

(2)  II..  353. 

(3)  Gord.  352-3-4. 

(4)  lb.  355-6. 

(5)  lb.  357-8. 


(6)  lb.  359-62-5. 

(7)  lb.  361. 

(8)  lb.  363. 

(9)  lb.  366.     See  Jones  v.  Inge,    5  Por. 
327. 


(«)  It  is  held  in  Indian.*,  that  where  a  land-office  certificate  is  made  in  the  name  of  the 
heirs  of  A,  A'a  administrator  lias  no  power  to  assign  it.  Hawkins  v.  Johnson,  4  Blaekf. 
22.  Wiiere  one  dies,  entitled  to  a  certificate  under  the  act  of  May,  1828,  a  certificate  njay 
issue  to  his  heirs.  Shanks  v.  Lucas,  4,  476.  In  Ohio,  in  case  of  a  grant  to  revolutionary 
officers,  or  their  legal  representatives,  where  they  are  dead,  the  heirs  will  take  as  pur- 
chasers.    Thompson  v   Gotham,  9  Ohio,  170. 

In  Kentucky,  (Sts.  1852,  45,)  a  p:itent  executed  or  issued  after,  the  patentee's  death,  is 
good  for  his  heirs. 

It  has  been  held  in  the  United  States  Court,  that  a  grant  cannot  take  effect,  where  there 
is  no  grantee.  Hence  a  patent,  made  after  the  patentee's  death,  passes  no  title.  So  an 
entry,  in  the  name  of  one  deceased,  is  a  nullity.  But  an  entry  in  the  name  of  "  A's  heirs," 
not  namin":  them,  may  be  valid.  Galloway  v.  Einley,  12  Pet.  264;  M'Donald  v.  Smalley,  6 
Pet.  261  ;  Hunt  v.  Wicklifife,  2,  208. 
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17.  The  following  are  some  of  the  leading  principles  settled  by  the 
Supreme  Court,  in  relation  to  grants  and  otlicr  appropriations  of  the 
public  lands. 

18.  A  grant  may  be  good  for  a  part  of  the  land,  and  void  for  a  part. 
Thus,  where  it  includes  land  lying  within,  and  land  lying  without,  the 
territory  retained  by  the  Indians,  it  may  be  valid  as  to  the  latter, 
though  void  as  to  the  former.(l) 

ly.  A  patent  or  grant  cannot  affect  pre-existing  titles.(2)(a) 

(1)  Winn  v.  Patterson,  9  Pet.  663;  Patter- 1      (2)  New  Orleans  i;.  Armas,    9   Pet.  236; 
son  V.  Jenks,  2,  235  ;  Danforth  v.  Wear,    9    (U.  S.  v.  Arredondo,  6,  738.) 
"Wheat.  673.     See  Marsh  v.  Brooks,  8  How. 
223.  I 


So,  under  tlie  act  of  21st  May,  1836,  patents  issued  to  persons  deceased,  enure  to  their  heirs. 
Schedda  v.  Sawyer,  4  McLean,  181. 

Late  acts  of  Contrress  liave  added  to,  and  in  some  respects  modified,  tlie  provision  stated 
in  the  text,  relating  to  tlie  public  domain  of  the  United  States  By  act  of  1841,  (p.  25,)  the 
States  of  Ohio,  Illinois,  Indiana,  Alabama,  Missouri,  Mississippi,  Louisana.  Arkansas  and 
Michigan,  as  also  any  future  new  State,  receive  a  donation  of  500,000  acres  for  internal  im- 
provem;nts;  or  enough  to  amount  to  this  quantity,  in  addition  to  what  they  had  before  re- 
ceived. The  minimum  price  of  sale  is  fixed  at  $1  25.  By  the  same  act,  any  liead  of  a 
familj^  widow,  or  single  man,  over  twenty-one,  a  citizen,  or  liaving  declared  according  to 
law  his  intention  to  become  one,  who  has  made,  since  June,  1840,  or  siiall  hereafter  make, 
a  settlement  on  lands  to  wliich  the  Indian  title  is  extinguished,  and  which  iiave  been  sur- 
■ve)'cd,  and  shall  inhabit  and  improve  them,  and  build  a  dwelling  thereupon,  may  enter  one 
hundred  and  sixty  acres,  at  the  minimum  price,  subject,  however,  to  many  restrictions  and 
qualifications. 

By  the  same  act,  (p.  27,)  if  two  or  more  settle  on  one  one-quarter  section,  the  pre-emption 
belongs  to  him  who  settled  first. 

By  act  of  1840,  (p.  21,)  where  a  settler  lives  on  one  one-quarter  section,  and  cultivates 
anotlier,  he  may  elect  to  enter  either,  or  sub-divisions  of  each,  not  exceeding  a  one-quarter 
section  in  all.  If  one  person  improved,  and  then  leased  to  another,  who  was  in  pos- 
session June  22,  1834,  and  four  inontiis  before;  or  if  tlie  two  occupied  during  the  four 
months;  the  latter  has  the  pre-emption,  though  out  of  possession  four  montlis,  or  a  part  of 
that  time.  Every  settler  on  lands,  unsiirveyed  June  22,  1838,  and  wlio,  since  a  survey,  is 
found  to  have  then  lived,  and  four  montiis  previously,  on  a  one-sixth  section,  set  apart 
for  schools,  may  enter  at  the  minimum  price  any  other  one-quarter  section  in  the  same  dis- 
trict, to  which  there  is  no  other  pre-emption  right.  A  settler  on  land,  before  its  selection 
by  tlie  State  for  a  seminary,  may  enter  at  the  minimum  price  another  one-quarter  in  thedia- 
trict  to  which  there  is  no  prior  right.  The  act  of  1838  ia  continued  in  force  till  June  22, 
1842. 

An  act  of  1843,  fp.  74.)  makes  certain  exemplifications  from  the  land-office  legal  evidence. 

By  act  of  1844,  (p.  135,)  certificates  issued  by  the  U.  S.  Treasurer,  in  favor  of  depositors 
of  money  for  lands  bought  under  the  act  of  April  24,  1820,  and  assigned,  may  be  taken  in 
payment  for  lands  purchased. 

By  the  same  act,  (p.  12,)  in  case  of  public  land,  occupied  as  a  toivn  site,  if  incorporated,  the 
authorities,  if  not,  the  judges  of  the  county,  may  enter  at  the  minimum  price  in  trust  for 
the  occupants ;  the  execution  of  the  trust  to  be  directed  liy  the  legislature.  The  entry 
must  be  prior  to  a  public  sale  of  the  tract  including  sucii  land,  and  shall  Embrace  only  what 
is  actuallj'  occupied  by  the  town,  not  over  tiiree  hundred  and  twenty  acres,  and  must  con- 
form to  the  divisions  of  tlie  act  of  April  24,  1820. 

The  same  act,  (p.  39.)  provides  for  a  change  of  lands  in  Florida,  where  there  is  danger  of 
their  being  overflowed. 

By  act  of  1845,  (p.  3G,)  a  condition  of  the  anmi.ssion  of  Iowa  and  Florida  into  the  Union, 
is,  that  they  shall  not  interfere  with  the  primary  disposal  of  tlie  public  lands,  nor  tax  them 
while  belonging  to  the  United  States. 

For  further  provisions  upon  tiiis  subject,  see  9  Sts.  at  Large,  9,  51,  519,  620,  633,  332, 
472;   Sts.  1851-2,  152  ;   1852-3,  3,  7,  14;    1853-4,  346,  574. 

(a)  But,  in  equity,  a  junior  patent  or  certificate  prevails  over  an  older  one,  if  the  former  is 
accompanied  by  priority  of  rigiit.     Isaacs  v.  Steel,  3  Scam.  99. 

As  staled  in  the  text,  tlie  general  doctrine  i.s,  that  a  grant  o.-  patent  appropriates  the  land, 
and  passses  a  legal  title;  and  no  facts  behind  the  patent  can  bo  investigated,  at  law.  Thus, 
a  defect  in  the  entry  or  survey.  But  in  case  of  fraud  actual  and  positive,  law  and  equity 
have  concurrent  jurisdiction.     And  Chancery  may  inquire  into  the  preliminary  st.^ps,  where 
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20.  Objections,  which  have  no  weight  in  support  of  a  legal  title, 
against  an  equity,  dependent  entirely  upon  a  survey,  for  which  no  pat- 
ent had  been  issued,  can  have  no  weight  against  a  patent  regularly  and 
formally  issued. (1) 

21.  A  patent  for  unimproved  lands,  (wholly  unoccupied,)  gives  legal 
seizin  and  constructive  possession  of  ali  the  land  within  the  survey.  So, 
if  an  entry  be  made  under  a  grant,  and  there  is  no  adverse  possession, 
the  entry  will  be  limited  only  by  the  grant,  unless  the  contrary  ap- 
pear.(2) 

22.  If  the  essential  call  of  an  entry  be  uncertain,  as  to  the  land  cov- 
ered by  the  warrant,  and  there  are  no  other  calls  which  control  the  spe- 
cial call,  the  entry  is  invalid.  To  constitute  a  valid  entry,  some  lead- 
ing olijects  called  for  must  be  known  to  the  public  at  the  time  it  was 
made,  and  the  calls  must  be  so  certain  as  to  enable  the  holder  of  a  war- 
rant to  locate  adjoining  land,  by  using  reasonable  diligence.(a)  Where 
the  object  is  known  by  two  names,  so  that  it  can  be  found  by  a  call  for 
either,  such  a  call  will  support  the  entry.  Certain  calls  may  be  ex- 
plained or  controlled  by  other  calls.     So  the  court  will  correct  mistakes 

(1)  Stringer  v.  Lessee,  &c.,  3  Pet.  340.  |      (2)  Peyton  v.  Stith,  5  Pet.  485 ;  Miller  v. 

I  Mclnlyre,  6  Pet.  61. 


an  elder  equitable  riglit  is  set  up.     Boardman  v.  Lessees,  kc,  6  Pet.  328  ;  Stringer  v.  Lessee, 
&c.,  3,  340;  ace.  Balliot  v.  Bauman,  5  W.  &  S.  120;   Ballance  v.  Tosson,  12  Illin.  326;   The 

People  V.  Livingston,  8  Barb.  253  ;  v.  Mauran,  5  Denio,  389  ;  Sears  v.  Parker,  1  Hayw. 

135;  Tyrrell  V.  Mooney,  1  Mur.  401 ;  Tate  v.  Greenlee.  2   Hawks,  231;  Hough  v.  Dumas.  4 
Dev.  &"B   328  ;  Muse  v.  Laughridge,  2  Bay,  426.     See  Faulkeuoeriy  v.  Truesdell,  5  strobh. 
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But  a  patent  is  said  to  be  only  evidence  of  title.  McConnell  v.  AYilcox,  1  Scam.  357  ;  Good- 
let  V.  Smithson,  5  Por.  245;  James  v.  Betz,  2  Binn.  12;  "Wolf  v.  Goddard,  9  Watrs,  547. 
The  court  may  go  behind  it,  and  inquire  into  equitable  claims.  Brush  v.  Ware,  15  Pet.  93. 
It  overrides  sub.sequent  rights,  not  prior  equities.     lb. 

After  the  issue  of  a  pate^nt,  assignments  and  transfers  of  the  pre-emption  right  will  not  be 
inquired  into.     Morgan  v.  Curtenius,  4  McLean,  366. 

So.  a  second  patent  is  invalid,  till  the  tirst  has  been  revoked  by  scire  facias,  or  bill  or  in- 
formation in  Cliancery.  So,  though  tiie  second  recites  a  mistake  in  issuing  the  first.  Jack- 
son v.  Lawton,  10  John.  23.  Otherwise,  where  fraud  or  mistake  appears  by  the  patent  it- 
self. Bui.  it  cannot  be  shown  collaterally,  that  the  patentee  intended  was  a  different  person 
and  of  a  different  name  from  the  one  mentioned ;  nor  that  the  survey  was  prior  to  the  war- 
rant. Jackson  v.  Hart.  12  Joini.  77.  See  Adams  v.  Jackson,  4  W.  &  S.  55.  See  Dickson 
V.  Stanley,  10  John.  133;  Lassly  v.  Fontaine,  4  Hen.  &  M.  146;  M'Clean  v.  Tomliuson,  5 
Munf.  220. 

It  has  been  held,  that  a  grant  fraudulently  obtained  is  void  ;  and  that  a  second  grantee 
acquires  the  legal  estate.  Boring  v.  Lemmon,  5  Harr.  &  J.  223;  Garretson  v.  Cole,  1,  370; 
Hindnian  v.  Reed,  4  Har.  &  M'H.  6 ;  Crommelin  v.  Minter,  9  Ala.  594 ;  White  v.  Jones,  4 
Call,  253.  A  fraudulent  patent  was  cancelled,  by  tearing  off  the  seal  in  open  court.  Sew- 
ard v.  Hicks,  2  Bland,  261. 

So,  in  ejectment,  a  defendant  may  show  that  the  plaintiff's  patent  was  illegally  obtamed. 
Ham'l.leton  v.  Wells,  4  Call,   213. 

It  is  lield,  that  even  if  the  sovereign  power  could  at  pleasure  revoke  a  grant,  which  has 
passed  the  great  seal,  a  second  grant  is  not  evidence  of  revocation.  Duncan  v.  Beard,  2  Nott 
&  Mc'C   400. 

A  party  who  has  obtained  a  grant  of  land  under  the  act  of  the  general  assembly  of  Geor- 
gia, passed  in  1845,  cannot  be  affected  by  the  fraudulent  conduct  of  the  state-house  officers, 
unless  he  participated  therein.     Lamb  v.  Harris,  8  Geo.  546. 

Aliiiou.ijii  a  patent  fraudulently  obtained,  or  which  has  issued  in  violation  of  law,  is  void,  and 
does  not  authorize  a  recovery  against  a  party  in  possession  under  color  of  title;  a  mere  in- 
truder cannot  insist  upon  the  invalidity  of  the  patent:  and,  wliere  the  defendant  oflers  no 
evidence  to  justify  his  possession,  the  fair  inference  is,  that  he  is  an  intruder.  Crommelin  v. 
Minter.  9  Ala.  594. 

[a)  See  Brush  v.  Ware,  15  Pet.  93, 
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in  calls.  The  entire  description  must  be  taken,  by  a  reasonable  con- 
struction. If  any  call  is  so  repugnant  to  the  rest  as  to  be  clearly  made 
by  mistake,  it  will  be  rejected  ;  but  if  the  description  is  wholly  uncer- 
tain, the  grant  is  void.  Boundaries,  natural  or  artificial,  control  course 
and  distance.(l) 

28.  A  surve}^,  which  had  not  acquired  notoriety,  is  not  a  good  call  for 
an  entry.  But  when  the  survey  has  been  made  conformable  to  the  en- 
try, and  the  latter  is  valid,  the  call  for  the  survey  may  support  an  entry. 
The  boundaries  of  the  survey  must  be  shown.(2) 

24.  A  junior  entry  limits  the  survey  of  a  prior  entry  to  its  calls,(3) 

25.  Until  the  survey  of  an  entry,  a  subsequent  location  must  be 
governed  by  its  calls.  It  is  for  this  reason  that  the  law  requires  pre- 
cise description  in  an  entry. (4) 

2(1  A  rectangular  form  shall  be  given  to  the  survey,  unless  some  ob- 
ject called  for  requires  otherwise.(5) 

27.  In  construing  an  entry,  the  intent  of  the  locator  is  to  be  chiefly 
regarded. ((i) 

28.  Chancery  will  sustain  the  rights  of  one  claiming  under  an  entry, 
which  is  clearly  pruned ;  but  will  not  interfere  where  there  is  a  balance 
of  rights.(7) 

29.  An  entry  of  land,  in  a  county  which  is  afterwards  divided,  does 
not,  after  the  division,  authorize  a  survey  in  the  original  county,  if  the 
land  falls  within  the  new  county.(8) 

30.  Where  an  act  provided,  that  no  location  should  be  made  upon 
tracts,  for  which  patents  had  previously  issued,  or  which  had  been  pre- 
viouslv  surveyed;  it  was  held,  that  the  act  was  not  intended  to  apply 
to  valid  and  regular  surveys,  but  to  protect  surveys,  which,  though  not 
void,  were  defective  and  voidable. (9) 

31.  A  conveyance  of  land  by  a  preemptor,  before  the  issuance  of  a 
patent,  is,  by  the  laws  of  the  IJnited  States,  absolutely  void. (10) 

32.  A  pre-emption  right,  claimed  under  the  act  of  Congress,  4th  Sep- 
tember, 1841,  can  be  sustained  only  by  showing  some  steps  taken  to 
secure  the  same.(ll)(a) 

33.  In  many  Stat(  s  of  the  Union,  which  have  long  had  few  public 
lands  to  dispose  of,  there  are  few  statutes  or  decisions  upon  the  subject, 
which  are  now  practically  in  force. 

34.  Massachusetts  has  owned  large  tracts  of  vacant  lands  in  Maine, 
which,  however,  her  present  policy  is,  wholly  to  dispose  of:  and  has  an 
agent,  whose  duty  it  is  to  make  surveys,  and  do  other  acts  for  ascei'tain- 


(1)  GHrnett  v.  Jenkins,  8  Pet.  75.  (See  5, 
485  ;)  Boardraati  v.  Lessees,  &c..  6,  328  ;  3 
320  ;  Barclay  v.  Howell,  6,  498  ;  Crogliaii  v. 
Nelson.  3  How.  187. 

(2)  Holmes  v.  Trout,  7  Pet.  171. 

(3)  lb. 

(4)  II). 

(5)  lb. 


(6)  Holmes  v.  Trout,  7  Pet.  171.     (But  see 
3  Watts,  465.) 

(7)  Ganiett  v.  Jenkins,  8  Pet.  75. 

(8)  Board  man  v.  Lessees.  &c..  6  Pet.  328. 

(9)  Jackson  v.  Clark,  1  Pet.  636. 

(10)  Glenn  v.  Thistle,  23  Miss.  42. 

(1 1)  United  States  v.  Brown,  4  McLean,  378. 


(a)  See  further  Lytle  v.  Arkansas,  9  How.  314;  Blanc  v.  Lafayette,  11  How.  104:  Gilmer 
V.  Poindexter,  10  How.  257;  Surgett  v.  Lapice,  8  How.  48;  Meniird  v.  Massey,  lb.  293; 
Bi.Hsell  V.  Penrose,  Hi.  317  ;   Mills  v.  Stoddard,  lb.  345;   Camphcll  v.  Township,  Ac-,  12,  244; 

U.  S.  T    Moore,  12,  209; v.  Porchc,  lb.  426;    Campbell  v.  Township,  &c.,  Ih.  241;    U. 

S.  V.  Boyd,  5  How.  29;  Slate  v.  Miller,  3  McL.  151  ;  Doe  v.  McMillan,  3  McL.  20;  ^'clson 
T.  Moon,  lb.  319;  Astrom  v.  Hammond,  lb.  107;  Palmer  v.  Cuyahoga,  (fcc.,  lb.  226,  State 
V.  Miller,  lb.  151. 
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ing  the  value  of  sach  lands,  and  preserving  tlie  timber  thereupon,  and, 
under  the  direction  of  the  legislature,  to  sell  the  lands  or  tirnber.(l)(a) 

35.  The  General  Court  of  Massachusetts,  iu  1716,  appointed  commis- 
sioners to  receive  and  record  the  claims  of  the  people  to  lands,  through- 
out the  whole  of  Avhat  is  now  Maine.  The  Indian  deeds  were  pro- 
duced, with  other  claims,  and  gained  a  standing  as  legal  titles.  But 
the  government,  alarmed  at  their  extensiveness,  in  1731,  prohibited  all 
purchases  from  the  natives,  without  license  from  the  legislature.(2) 

36.  It  has  been  held  in  this  State,  that  where  one  is  in  possession  of 
public  lands,  a  resolve  of  the  legislature,  releasing  them  to  him,  passes 
a  title,  without  any  further  act,  except  performance  of  the  conditions, 
ifany.(3) 

37.  So,  a  grant  by  the  provincial  legislature,  though  depending  upon 
the  approval  of  the  crown,  which  was  never  given,  but  confirmed  by 
resolves  after  the  revolution,  has  been  held  to  pass  a  title  and  seizin, 
from  its  date. (4) 

88.  Towns,  or  proprietors  of  common  lands,  may  transfer  their  lands 
hy  vote,  irrevocably. (6)  (See  sec.  4's.)  In  construing  such  grants,  the 
most  liberal  and  benignant  rules  have  been  adopted,  to  fulfil  the  inten- 
tion, which  in  early  times  was  not  alwaj's  very  plainly  expressed.  But 
where  there  is  no  express  grant  of  the  land,  but  oidy  a  vote  that  it 
shall  be  "left  common  for  the  use  of  the  town  for  building  stones,"  a 
grant  of  the  land  cannot  be  implied.  It  seems,  a  distinct  record  of  a 
grant  by  vote  cannot  be  controlled  by  parol  evidence.  But  if  the  book 
leaves  it  doubtful,  whether  the  entry  is  the  act  of  the  proprietors,  or  of 
their  clerk  or  other  officer ;  parol  evidence  is  admissible  to  show  by 
whom  and  for  what  purpose  the  entry  was  made.(5) 

39.  In  ancient  grants  of  towns,  when  a  fee  was  intended,  words  of 
inheritance  are  seldom  used.     When  a  long  possession  bv  the  grantee. 


(1)  Mass.  Rev.  St.  92.     See  Thompson  v. 
Bri^lit,  1  Gush.  420;  St.  1853,  998. 

(2)  Sulli.  on  L.  T.  45. 

(3)  M.^yo  V.  Libhy,  12  Mass.  339. 

(4)  Prop'ra,   &c.  v.  Jones,   12  Mass.  334. 
(But  see  Hill  v.  Dyer,  3  Grreenl.  441.) 


(5)  Springfield  v.  Miller,  12  Mass.  415; 
Codman  v.  Winslow,  10,  146;  1  Pick.  224; 
Worcester  v.  Green,  2  Pick.  428 ;  Williams 
V.  Ingell,  21  Pick.  288.  See  Allen  v.  Parish, 
3  Ohio,  107. 


(a)  By  St.  1850,  998,  commissioners  are  authorized  to  settle  all  controversies  growing  out 
of  sales  of  tlie  public  lands  or  their  products.  The  agent  cannot  sell  ll)e  lands  without  writ- 
ten ap|)roval  of  the  commissioners,  but  may  sell  the  timber  for  a  specified  period.  Tliea^ent 
shall  fix,  and  hold  as  private,  a  minimum  price,  and  advertise  lor  sealed  proposals.  The 
highest  bidder,  ottering  not  le.-i.s  than  this  price,  and  giving  security,  shall  be  tiie  purchaser. 

By  St.  1851,  672-3,  it  is  made  the  duty  of  the  land  agent  to  superintend  the  public  lands 
in  Maine;  and  make  and  execute  contracts  for  the  sale  of  timber  atid  grass,  vvitli  tiie  appro- 
val of  the  commissioners  of  public  lands.  But  the  fee  in  the  soil  sliall  not  be  disposed  of. 
In  contracts  for  the  sale  of  timber,  the  time  for  removal  shall  be  specified,  and,  in  all  cases 
the  price  shall  be  paid  or  secured  before  delivery  of  the  contract.  Purchase-moneys  shall 
be  paid  over  to  the  treasurer;  and  all  securities  made  payable  to  iiim.  The  secretary  trea- 
surer and  auditor  are  appointed  commissioners. 

By  St.  1853,  991-2,  the  land  agent,  with  concurrence  of  the  commissioners,  may  sell  all 
unsold  lands  and  timber.  If  the  sale  is  on  credit,  the  security  to  be  satisfactory,  independent 
of  any  lien.  Before  selling  the  land,  except  to  the  State  of  Maine,  the  agent  shall  offer  it 
to  prior  purchasers  of  timber,  on  reasonable  terms,  and  for  a  time  not  exceeding  three  months. 
Public  notice  shall  be  given,  that  the  lands  are  for  sale.  Not  more  than  two  townships  shall 
be  soM  to  one  purchaser  before  February  1,  1854,  except  to  the  State  of  Maine,  or  a  pur- 
chaser of  the  timber.  Maine  has  the  first  rtfasal  of  the  lands.  After  February  1  1854  all 
the  timber  and  lands  may  be  sold  to  one  or  more  purchasers. 

(6)  See  Mass.  Rev.  St.  356;  St.  1837,  p.  31. 
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his  heirs  or  assigns,  lias  followed,  the  original  grant  has  uniformly  been 
considered  as  the  grant  of  a  fee.(l) 

40.  In  the  old  towns,  under  the  Colony  government,  the  affairs  of 
the  towns  and  of  the  commoners  in  towns  were  not  kept  distinct. 
Hence  a  proprietary  grant,  voted  by  the  town,  and  attested  by  a  pro- 
prietary clerk,  has  often  been  admitted  in  evidence  ;  and  also  very 
ancient  grants  of  proprietors'  lands,  voted  by  them  or  the  town,  attested 
by  town  clerks.(2)(a) 

41.  In  Maine,  it  is  provided  that  where,  in  the  grant  of  any  town- 
ship, or  parts  thereof,  Jots  are  reserved  for  the  use  of  the  township,  and 
for  public  uses,  which  lots  are  not  located  by  the  grantees,  by  the  time 
the  township  is  incorporated,  the  assessors  of  the  town  may  procure 
such  location  by  appHcation  to  a  court.     The  committee,  appointed  to 
make  tlie  location,  shall  select  lots  of  an  average  quality  ;  and  their 
return,  being  recorded,  shall  be  an  assignment  of  the  lots  to  the  pro- 
posed uses.     So,  the  court  may  confirm  locations  made  by  proprietors 
themselves.     It  is  further  provided,  that  the  lien  of  the  State  upon 
lands  sold,  may  be  expressed  in  the  deed  itself.     The  surveyor-general, 
or  his  assistants,  shall  not  purchase  public  lands,  or  the  timber  on  them, 
under  penalty  of  paying  not  le.-s  than  $20,000,  and  removal  from  office. 
No  township  or  tract,  not  already  (1885)  surveyed,  shall  be  sold,  till 
all  the  land  is  surveyed  and  lotted ;  ftirming  land  into  lots  not  exceed- 
ing 170  acres  ;  other  land,  700  acres.    Lands  shall  be  sold  only  to  those 
who  will  do  settling  duty  ;  viz.,  clear  15  acres,  lay  to  grass  10  acres,  and 
erect  a  house  in  four  years  ;  or,  if  the  purchase  is  of  more  than  one  lot, 
clear  10  acres  and  lay  to  grass  the  same  proportion  on  each  lot,  and 
build  a  house  upon  one  lot.     No  person  shall  buy  more  than  four  lots 
in  one  township  or  tract.     All  land,  except  settling  land,  shall  be  first 
offered  at  auction  at  the  fixed  price.     In  case  of  forfeiture  for  breach  of 
condition,  ixdemption  is  allowed  within  two  years  from  the  act,  (March 
2o,  1838,)  unless  the  State  has  re-granted  the  land,  or  a  suit  is  pending 
as  to  the  title,  to  which  the  State  is  no  party.     The  act  ai)plies  to  for- 
feitures incurred  within  one  year  from  its  passage.     Where  twenty  or 
fewer  persons  select  each  a  lot  of  170  acres,  in  a  township  without  a 
mill,  and  give  bonds  to  erect  a  saw  and  grist-mill  within  three  years  ; 
deeds  shall  be  given  them  for  no  other  consideration,  conditioned  to 
perlorm  settling  duties.     By  late  acts,  the  land  agent  may  sell  the  pub- 
lic lands,  except  those  lotted  for  settlement,  at  public  or  private  sale, 
not  exceeding  three  townships  a  year,  at  least  one  quarter  of  the  price 
to  be  paid,  and  notes  given  for  the  balance      A  lien  shall  be  reserved 
on  the  land  and  timber.    For  the  third  class  timber  the  minimum  price 
is  %l  per  1,000  feet.     If  the  agent  doubts  the  purcliTiser's  intention  to 
cut,  he  may  require  payment  in  advance  for  stumpage,  not  exceeding 
$2,000  per  township),  which  will  be  forfeited,  unless  he  acts  as  agreed. 
It  is  further  provided,  that  the  act  of  1813  shall  not  interfere  with  sales 
under  that  <.f  1842  ;  also,  that  the  act  of  1842,  so  far  as  requiring  a  sur- 
vey into  lots  not   exceeding  700  acres,  be  repealeti.     A  permit  to  cut 

(1)  Stoughton  V.  Baker,  4  Mass.  528.  |      (2)  2  Dane,  695. 


(a)  Record  as  follows:  "August  13th,  1742.  At  tlio  request  of  S.  W.  is  granted  to  the 
riglit  of  W.  P.,  half  an  acre."  Held,  S.  W.  could  not  claim  under  such  grant,  without  proof 
that  he  derived  title  under  W.  P.     21  Pick.  288. 
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pine  timber  is  not  transferable,  except  as  security  for  supplies  furnished 
on  the  land.  Timber  remains  the  property  of  the  Stale,  till  payment 
of  stumpage.  Licenses  to  cut  grass,  timber,  &c,,  are  limited  to  one  year. 
The  agent  maj-  make  sale  of  the  timber  or  grass  for  a  period  not  exceed- 
ing three  years.  One  thousand  acres,  upon  an  average,  are  reserved 
for  a  township,  to  be  selected  in  three  months.  No  land,  not  already 
surveyed,  at  the  date  of  the  Eevised  Statutes,  to  be  sold,  till  all  in  the 
township  or  tract  is  surveyed  and  lotted.  Farming  land  to  include  not 
over  170,  other  land  not  over  700,  acres.  The  agent  to  give  deeds,  but 
only  to  tliose  who  will  do  settling  duties.  He  may  sell,  as  settling  land, 
lots  not  surveyed  as  such,  but  more  suitable  for  settlement  than  for 
timber.  Large  lots,  equal  to  four  settling  lots,  to  be  subject  to  settling 
duties.  The  purchaser  must  clear  15  acres,  10  of  which  must  be  laid 
to  grass,  and  build  a  house  in  four  years.  If  more  than  one  lot  is  sold, 
10  acres  shall  be  cleared,  grass  raised  in  the  same  proportion,  and  a 
house  built  on  one  of  them.  One  person  shall  take  not  over  four  lots 
in  the  same  town  or  tract.  Only  five  townships,  except  settling  land, 
shall  be  sold  in  one  year.(l)   . 

42.  The  usual  reservation,  in  a  grant  by  the  State,  of  a  portion  of 
lands  for  public  uses,  is  a  condition  subsequent,  binding  on  the  gr^jn- 
tees.  A  voie  of  the  proprietors,  to  set  apart  a  designated  porlie)n  of 
the  lands  for  such  uses,  vests  the  fee  in  the  parties  beneficially  inter- 
ested, if  in  being,  and  capable  of  taking:  if  not,  the  fee  remains  in  ihe 
original  grantees,  and  their  heirs,  not  in  the  State,  nor  in  the  town,  as 
successor  to  the  corporation  of  proprietors.(2)(«) 


(1)  1  Smith,  ni-2;  Me.  L.  1832,  32; 
1835.  296-8;  1838,  509-10-11;  1844,  131- 
2;  18J3,  69-71  ;  Rev.  St.  49-52.  See  Hol- 
brook  V.   Holbrook,    3   Shepl.  9  ;   Hovey  v. 


Deane,  lb.  216;  Stearns  v.  Godfrey,  4,  158; 
Macliias  v.  Whitnej',  lb.  343. 

(2)  Porter  v.  Griswold,  6  Greenl.  430. 


(a)  The  State  of  Massachusetts,  havino;  granted  lands,  with  a  reservation  of  lots  for  the 
purposes  of  education  and  worship;  held,  after  the  separation,  tiie  State  of  Maine  had  suf- 
lieient  possession,  nntil  schools.  &c,  wfere  established,  to  maintain  trespass  against  intruders. 
State  V.  Cutler,  4  Shepl  349. 

"Wiiere  lands  are  jiranted  by  a  State,  upon  a  condition  to  be  subsequently  performed  with- 
in a  limited  time,  tiie  title  will  remain  valid,  until  the  State,  by  s^mie  legislative  act.  shall 
avail  itself  of  a  forfeiture.     Little  v  Watson,  32  Maine,  214. 

Where  such  a  grant  was  made  by  Massachusetts,  prior  to  its  separation  from  Jifaine,  of 
laiid  in  Maine,  the  legislaiure  of  Massachn.^etts  may  extend  the  time  allowed  for  performing 
such  condition,  notwitlistanding  the  separation.     lb. 

Where,  in  a  graru^  hy  the  State  of  Maine,  of  a  township  of  land,  there  are  reserved  one 
thousand  acres  for  public  uses,  the  fee  in  such  reserved  land  does  not  vest  in  the  grantees 
of  the  township,  even  if  no  town  or  plantation  should  be  established  there.  Dillingham  v. 
Smith,  30  Maine,  370. 

A  location  of  land,  reserved  for  public  uses  in  the  grant  of  a  township,  made  by  the 
county  commissioners,  and  accepted  by  the  District  Court,  after  notice  to  persons  interest- 
ed, conclusively  determines  the  extent  of  the  reservation,  although  the  location  does  not 
in  fact  include  one  thousand  acres,  and  although  it  is  taken  in  parts  of  two  lots,  in.^tefid  of 
being  wholly  in  one.     Hi. 

The  committee  appointed  to  locate  lands,  reserved  for  public  uses  out  of  lands  granted 
by  the  State  of  Maine,  since  tlie  Statute  of  1S2S,  need  not  specify  the  uses  for  which  the  res- 
ervations were  made.     Earrar  v.  Loring.  26  Maine,  202. 

It  is  not  sufficient  cause  to  grant  a  certiorari,  on  the  petition  of  the  owners  of  a  township, 
that  the  lots  located  for  public  uses  contain  less  land  than  is  reserved  by  the  grant,     lb. 

On  a  petition  for  a  curUorari,  in  such  case,  the  question,  whether  the  land  loc:'ted  by  the 
committee  is  better  than  the  average,  cannot  be  inquired  of.     lb. 

No  notice  to  the  owners  of  a  township,  of  an  application  by  the  county  commissioners  to 
the  District  Court,  to  appoint  a  committee,  under  the  Statute  of  Maine,  of  1842,  c.  33,  to  lo- 


240  TITLE  BY  PUBLIC  GRANT,  [CHAP.  LXXIX. 

43.  A,  a  settler  on  lands  of  Massachusetts,  in  Bangor,  within  the 
terms  of  the  Eesolves  of  June  25,  1789,  sold  one  acre  to  B  ;  and  after- 
wards the  remainder  of  the  lot  to  C,  who  transferred  it  to  D  and  his 
associates.  D,  &c.,  received  from  the  comtnittee  of  the  State  a  deed  of 
the  whole  lot,  as  assignees  of  A,  having  complied  with  the  prescribed 
conditions.  D  always  occupied  after  his  purchase,  and  B  lived  in  anoth- 
er town,  and  never  exercised  any  ownership  till  after  the  grant  by  the 
committee  to  D.  D  brings  an  action  against  E,  a  grantee  of  B,  for  a 
part  of  the  acre.  Held,  E  might  allege  that  the  deed  of  the  committee 
was  void,  for  fraud,  as  to  the  acre,  notwithstanding  the  clause  in  the 
act  of  separation,  confirming  all  grants  of  Massachusetts  ;  that  B  rep- 
resented a  settler  within  the  meaning  of  the  resolves,  and  might  there- 
fore claim  to  be  confirmed  in  his  title;  and  that  the  deed  was  void,  if 
D  took  it  fraudulently,  knowing  the  acre  to  be  included,  though  the 
the  committee  did  not  know  it.(l) 

44.  Under  a  resolve  of  the  legislature,  a  commissioner  appointed  to 
report,  the  names  of  settlers  in  the  tov/n  of  S,  and  the  quantity  of  land 
to  which  they  were  entitled,  reported,  among  others,  "  to  the  heirs  of 
A,  200  acres."  The  legislature  afterwards  accepted  the  report,  and 
cojijirmed  and  grouted  the  lands  to  the  proprietors,  and  their  heirs  and 
assigns  respectively,  and  authorized  the  selectmen  of  S  to  release  for  a 
small  price  to  each  person,  "and  to  his  or  their  heirs  and  assigns,"  the 
title  of  the  State.  A  had  previously  died,  having  devised  his  land  to 
his  wife  for  life,  remainder  to  two  of  his  sons.  The  selectmen  released 
to  "the  heirs  of  A."  Held,  the  resolve  passed  the  title  to  the  proprie- 
tors, &c.,  upon  condition  subsequent  of  paying  the  money ;  that  it 
enurt'd  to  the  benefit  of  the  assignees  and  devisees  of  the  proprietors, 
&c.,  named,  who  were  entitled  to  deeds  from  the  selectmen,  the  word 
and  being  constiued  to  mean  or,  according  to  the  intent  of  the  grant; 
that  A  had  a  devisable  interest,  and  his  devisees  should  hold  against 
his  heirs.(2) 

45.  The  proprietors  of  a  large  tract  conveyed  to  A  by  metes  and 
bounds,  and  contracted  to  sell  him  an  adjoining  parcel,  which  he  accord- 
ingly entered  and  fenced.  Afterwards,  they  conveyed  to  B  all  their 
una})propriated  lands  "in  the  tract,  bounding  on  land  of  A,"  whose 
deed  was  not  recorded.  Held,  the  part  occupied  by  A  did  not  pass,  as 
urtfq}2Jvopriatfd.{^) 

4.).  Grant  b}'  the  State  of  a  township,  with  a  reservation  that  everv 
one  settled  thereon,  prior  to  a  certain  day,  should  receive  a  d<  ed  of  a 
100  acre  lot  from  the  grantee,  on  payment  of  a  certain  sum  before  a 
certain  ihxy.  Held,  the  grantee  gained  a  title  in  fee  to  the  whole  land  ; 
and  that  a  settler  could  not  claim  a  deed,  without  paying  the  appointed 
sum  at  the  appointed  time.(4) 

47.  A  grant  by  proprietors,  made  by  vote,  cannot  be  revoked  by  a 
subst  queiit  vote  at  an  adjourned  meeting.     Isor  is  the  grantee,  by  ma- 

(1)  Lnpisli  V.  WolLi,  6  Greenl.  175.  |      (3)  Thorndike  v.  Barnett,  2  Greenl.  312. 

(2j  Sargent  i;.  Simpson,  8  Greenl.  148.  |      (4)  Hovey  v.  Deane,  1  Shepl.  31. 

cate  tlie  lands  reserved  for  public  uses,  in  a  town.ship  granted  by  the  State,  by  Statute  of 
1828,  i.s  necessary ;  but  notice  is  to  be  given,  before  tlie  committee  proceed  to  discharge 
their  <ini,ies.     lb. 

Inhabitants  of  the  county  in  which  the  lands  lie  may  legally  be  appointed  on  such  com- 
mittee,    lb. 
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king  his  claim  under  the  first  vote,  procludeJ  from  denying  the  validi- 
ty of  the  second.     (See  sec.  88.) 

48.  So,  where  proprietors  vote  a  certain  easement,  and  the  party 
enters,  his  title  is  good,  vviihout  registration,  against  subsequent  pur- 
chasers.(l) 

49.  In  New  Hampshire,  in  case  of  a  grant  or  charter  from  the  State, 
made  upon  the  condition  of  settling  or  improving  within  a  certain  time, 
and  a  forfeiture;  a  process  is  provided,  by  which  the  State  rechiims  the 
land.  If  a  jury  find  a  forfeiture,  the  court  may  grant  a  hearing  in 
equitv.  A  judgment  vests  the  land  in  the  State,  without  entry,  unless 
some  one  is  in  possession,  and  has  been  long  enough  to  bar  a  private 
claim.  A  second  grantee  of  the  land  may  appearand  claim  on  account 
of  hisimpiovements;  and  the  court  mayeiiher  allow  for  them,  adjudge 
the  land  to  him  upon  his  paying  for  it,  or  give  him  his  election.  An 
original  grantee  shall  also  be  allowed  for  improvements. 

50.  Land  commissioners  are  appointed  to  sell  or  lease  the  public 
lands.  Deeds  or  leases,  to  be  of  any  effect,  must  be  recorded  by  the 
Secretary  of  State  within  one  year.(2) 

51.  Proprietors  of  common  and  undivided  lands  in  the  township,  are 
corporations,  and  may  make  partition,  and,  in  certain  cases,  convey,  by 
vote. 

52  But  where  they  voted  that  one  of  them  should  have  certain 
lands,  and  that  their  clerk  should  give  him  a  deed  in  their  name,  and 
he  made  a  deed  in  his  own  name,  as  clerk  ;  held,  nothing  passed  by  the 
vote  and  deed. (3) 

53.  A  mistake  in  the  charter  of  a  tcjwnship  cannot  be  corrected  by 
a  court  of  law,  in  a  suit  between  individuals.(4) 

64.  No  particular  terms  are  requisite  for  a  grant  by  the  legisla- 
ture. (5) 

55.  In  Rhode  Island,  an  ancient  act  (1682)  confirms  the  grant  made 
by  Indian  sachems  to  the  inhabitants  of  Newport,  Providence,  Ports- 
mouth, Warwick  and  Westerly,  prior  to  the  charter  of  Charles  II,  au- 
thorizing the  assembly  to  legulate  such  purchases.  Another  act 
(1746)  confirms  the  grant  made  by  the  late  colonies  of  New  Plymouth 
and  Massachusetts,  or  the  Province  of  Massachusetts  Bay,  in  Bristol, 
Tiverton,  and  Little  Compton,  Warren  and  Cumberland,  as  if  within 
their  limits.(6) 

56.  In  Vermont,  the  court  may  inquire  into  the  validity  of  a  grant, 
or  charter,  or  tiie  performance  of  conditions  contained  therein,  (with 
provisions  similar  to  those  in  New  Hampshire,  sec.  49.)  The  act  is 
said  not  to  apply  to  grants,  &c..  made  by  or  under  the  authority  of  the 
State.  A  subsequent  statute  makes  it  applicable  to  all  cases  relating 
to  grants  of  land  in  the  State.(7) 

57.  By  an  act  of  1789,  past  grants  by  resolutions  are  made  valid.(8) 

58.  A  statute  recites,  that  lands  hal'been  given  "to  the  Society  for 
Propagation  of  the  Gospel  in  Foreign  Parts ;"  that,  by  the  revolution, this 


(1)  Pikeu.  Dyke,  2  Greenl.  213;  Preble  v. 
Reed,  5  Sliepl.  169;  Evans  v.  Osgood,  6  Shepl. 
213. 

(2)  N.  H.  Rev.  St.  409,  10,  53.  See 
Brown  V.  Edson,  23  Verm.  435. 

(3)  Coburii  V.  Ellenwood,  4  N.  H.  99;  At- 
kinson V.  Bemis,  11,  44. 
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(4)  Enfield  v.  Permit,  5  N.  H.  280. 

(5)  lb. 

(6)  R.  T.  L  446-7  ;  lb.  447-8. 

(7)  I  Verm.  L.  189-90-1  ;  Verm.  Rev.  St. 
228-30.     See  Summer  v.  Conant,  10  Verm.  9. 

^8)  lb.  193. 
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society  had  become  foreign  and  aZ^en,  and  its  lands  vested  in  the  State. 
The  act  proceeds  to  grant  them  to  the  towns  where  they  lie,  to  lease 
them  ivhile  ivater  runs,  or  ivood  grows,  for  the  benefit  of  schools.d) 

59.  Other  acts,  reciting  that  glebe  rigJits,  granted  by  the  Britisli  gov- 
ernment in  aid  oUhe  national  religion,  have,  by  the  revolution,  as  public 
reservations,  vested  in  the  State;  grant  them  to  the  towns,  to  be  leased 
for  the  benefit  of  the  schools.(2) 

60.  It  is  farther  provided,  that  lands  granted  to  or  sequestered  for 
schools  shall  be  leased  by  the  selectmen  for  not  more  than  ten  years.(3) 

61.  Another  act  provides,  that  lauds  granted  to  the  first  settled  minis- 
ter may  be  leased.  Also  those  for  the  use  of  the  ministry,  and  social 
worship  of  God.  The  proceeds  are  to  be  equally  distributed  in  the 
town  for  these  objects.(4)(a) 

62.  G-rants,  charters  and  patents,  made  by  or  under  the  late  colony 
of  New  York,  except  in  confirmation  of  those  of  Kew  Hampshire,  are 
declared  void. (5) 

63.  The  statute  of  limitations  does  not  apply  to  State  lands,  or  those 
given  for  public,  charitable  and  pious  uses,  excepting  lands  given  to 
the  Society  for  Propagation  of  the  Gospel. (6) 

64.  It  lias  been  held,  that  a  lease  of  ^r/e^e  lands  by  selectmen,  not  con- 
formable to  the  statute,  and  also  a  conveyance  in  fee  of  such  lands,  are 
void. (7)  Also,  that  the  right  granted  to  the  first  settled  minister  does  not 
vest,  but  remains  under  the  temporary  control  of  the  legislature,  and 
its  avails  are  subject  to  their  disposal,  till  such  minister  is  settled. (8) 

65.  In  New  York,(i)  the  sak-s  of  public  lands  arc  put  under  the  di- 
rection of  commissioners.  They  are  to  be  sold  at  auction  ;  each  lot 
separately,  and  not  over  20,000  acres  at  one  auction.  Not  less  than 
25,  nor  more  than  75,  per  cent,  to  be  paid  down  ;  the  remainder  secured, 
within  48  hours,  by  a  penal  obligation,  and  to  be  paid  in  six.  equal 
annual  payments.  The  surveyor-general  gives  a  certificate  to  the  pur- 
chaser. The  latter,  unless  expressly  authorized,  cannot  cut  wood  or 
timber,  unless  for  fences  or  buildings,  or  for  firewood,  or  for  purposes 
of  cultivation.  Whenever  the  purchaser,  his  representatives,  &c.,  pro- 
duce to  the  commi^-'sioners  the  surveyor's  certificate,  with  a  receipt  of 
the  treasurer  indorsed  for  the  whole  price,  the  obligation  shall  be  can- 
celled and  letters  patent  issued.  So  where  the  certificate  is  lost  or 
wrongfully  withheld  from  the  owner.  AVhere  one  dies,  having  a  pre- 
emptive right,  the  commissioners  may  decide  in  whom  such  right  vests; 
and  the  partv  shall. stand  on  the  same  footing  with  other  purchasers  of 
public  lands"  If  the  lands  are  not  sold  at  auction,  they  may  be  offered 
at  private  sale  ;  and,  if  necessary,  the  minimum  price  reduced.  Where 
a  tract  ordered  to  be  sold  was  occupied  February  17,  1809,  and   im- 


(1)  lb.  193-4-9. 

(2)  Ih.  194-5-8. 
(.3)  lb.  195. 

(4)   lb.  196-7-8-9. 
(5j  lb.  508. 


(6)  lb.  292.  293. 

(7)  Lampson  v.  Now  Haven,  2  Yerm.  14; 
Busli  V.  Wliitiiey.  Cliipm.  369. 

(8)  Poultney  v.  Wells,   1   Aik.  180.     See 
Dow  •;.  Hineaburgh,  2,  18. 


(a)  By  the  Revised  Statutes,  the  selectmen  have  charge  of  glebe  lands.  These  are  ap- 
plied for  benefit  of  fiohools.  Those  given  to  the  use  of  the  ministry,  to  iho  societies  of  the 
town  in  which  tliey  lie.     Rev.  St.  403.     See  1,  206. 

(h)  As  to  the  disposal  oi  escheated  lands  in  this  State,  see  Englishe  v.  Ilelmuth,  3  Comst. 
294. 
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proved  to  the  value  of  twenty-five  dollars,  the  occupant  may  recover 
such  value  from  the  purchaser,  to  be  fixed  by  appraisement,  as  at  the 
time  of  sale ;  allowance  being  made  for  the  use  of  the  land  and  the  cut- 
ting of  the  timber.  The  amount  shall  be  paid  before  any  ])ateiit  issues. 
But  the  provision  as  to  improvements  does  not  apply  to  lands  previ- 
ously sold  by,  or  escheated  or  confiscated  to,  the  State,  or  purchased  by 
the  State,  at  a  sale  by  virtue  of  any  security,  or  conveyed  to  the  State 
by  its  debtor.  The  heirs  or  devisees  of  one  to  whom  a  grant  has  been 
ordered,  and  who  has  since  died,  may  obtain  a  grant,  on  fulfilling  the 
conditions.  If  of  age,  they  shall  execute  any  securities  which  the  de- 
ceased was  to  have  executed.  If  minors,  an  account  shall  be  opened 
with  them  in  the  public  offices  for  the  sums  due;  upon  payment  of 
which  a  grant  may  issue,  and,  upon  non-payment,  the  land  may  be 
resold.  Where  one  becomes  entitled  to  a  grant  under  a  special  law,  he 
shall  apply  for  it,  unless  otherwise  expressed,  within  one  year.  After 
a  year  from  the  time  when  any  payment  falls  due,  the  obligation  may 
be  sued,  or  the  land  resold.  If  the  latter  case,  previous  payments  are 
forfeited.  If  the  amount  due  upon  the  land  is  not  bid,  it  shall  be  pur- 
chased for  the  State,  and  may  be  resold,  giving  preference  to  the  former 
owner,  if  he  applies  within  three  months.  In  case  of  resale,  a  summary 
process  is  provided  for  ejecting  any  occupant.  The  obligations  may 
be  cancelled,  upon  surrender  of  the  certificates.  Special  provisions  are 
made  with  regard  to  lands  in  the  fourth  senate  district.  The  attorney- 
general  may  obtain  partition  of  any  State  lands  owned  in  common,  &;c. 
Lands  under  the  waters  of  navigable  rivers,  or  lakes,  may  be  granted 
to  the  adjacent  proprietors  only,  with  certain  restrictions  relating  to 
the  neighborhood  of  New  York  city,  and  upon  public  notice  of  an  ap- 
plication therefor.  The  cutting  or  carrying  away  of  timber,  upon  the 
State  or  Indian  lands,  is  prohibited,  under  a  heavy  penalty.  Where 
lands  belonging  to  the  canal  fund  are  sold,  50  per  cent,  is  required  to 
be  paid,  or  secured  on  other  property,  and  the  balance  secured  in  three 
yearly  payments.(l)  In  all  grants  of  public  lands,  there  is  an  exception 
and  reservation  of  gold  and  silver  mines.  If  the  title  to  the  lands  fails, 
the  price  shall  be  refunded.(2) 

66.  In  case  of  a  sale  of  land  by  the  attorne3^-general,  three  months' 
redemption  is  allowed.  The  treasurer  shall  pay  the  purchaser  the 
costs  of  sale  and  interest,  paid  to  the  treasury  by  the  party  redeeming. 
In  case  of  resale  by  the  surveyor-general,  the  certificate  states  the 
amount  due,  and  that  the  land  is  redeemable.  The  first  purchaser  may 
redeem  within  three  months ;  if  he  does  not,  a  patent  may  issue,  or  a 
certificate,  a  bond  being  given  back,  on  payment  of  the  sum  due. 
Patents,  besides  being  recorded  in  the  office  of  the  Secretary  of  State, 
may  also  be  registered,  like  deeds,  in  the  county  registr3\(3) 

67.  It  has  been  held  in  this  State,  that  a  patent  of  lands  occupied  by 
the  Indians  is  valid,  though  made  without  their  consent.  Its  validity 
is  a  point,  which  cannot  be  tried  in  a  suit  between  individuals,  neither 
of  whom  claims  under  the  Indians.(4) 

68.  Government  is  never  presumed  to  grand  land  twice.(5)  (See 
sec.  18.) 


(1)  N.  T.  Rev.  St.  200-10. 

(2)  lb.  198. 

(3)  N.  Y.  L.  1836,  699 ;  1845,  89. 


(4)  Jackson  v.  Hudson,  3  John.  375. 

(5)  Jackson  v.  Murray,  7  John.  5. 
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69.  In  1667  land  was  granted  to  A,  who  in  inS9  sold  to  B.  In 
1671,  B  took  out  a  patent,  including  land  said  to  be  embraced  in  A's, 
Held,  a  party  claiming  unck-r  B  was  etitopped  to  make  this  allegation. (1) 

70.  A  patent  issued  in  17o7,  and  an(;tiier  in  1761,  reciting  tlie  first, 
and  including  lands  contained  in  it.  The  latter  patentees  purchased 
under  the  first  patent,  and  made  paitition  of  the  lands  held  under  the 
second,  excepting  two  lots  held  in  the  first.  The  plaintiif,  A,  brings 
ejectment,  claiming  under  the  second  patent,  against  B,  a  party  claim- 
ing under  one  of  the  patentees  named.  Held,  the  recital  ot  the  former 
patent  estopped  A  from  denying  it;  that  B  did  not  necessarily  hold 
under  the  second  patent,  because  he  was  a  patentee  ;  but  that  tiie  con- 
trary appeared  from  the  omission  of  the  proprietors  to  divide  the  two 
lots.(2) 

71.  Where  a  patent  reserves  a  certain  number  of  acres  for  public 
uses,  it  seems  the  patentee  may  elect  where  to  locate  the  reservation, (3) 

72.  A  patent  takes  effect  from  its  date,  by  relation,  though  sealed 
afterwards.(4) 

73.  In  ancient  patents,  where  the  description  of  the  land  is  vague, 
and  the  construction  somewhat  doubtful,  the  acts  of  parties,  ot  the 
government,  and  of  adjoining  claimants,  are  entitled  to  great  weight  in 
settling  the  location. (5) 

74.  Claimants  under  different  patents,  ninetee}i  years  before  the 
trial,  caused  a  new  survey,  and  agreed  that  the  line  run  was  the  true 
one,  and  afterwards  repeatedly  acquiesced  in  it.  Held,  although  it 
might  originally,  it  could  not  now,  be  questioned  or  disturbed. (6) 

75  After  partition  by  patentees,  possession  taken  according  to  a 
survey  and  map,  and  the  lapse  of  forty  years  :  they  cannot  dispute 
the  correctness  of  the  actual  locations,(7) 

76.  Where  a  location  is  made  under  a  deed  and  survey,  and  undis- 
turbed possession  held  accoidingly  for  38  years;  such  location  is  bind- 
ing, though  pi'oved  by  a  subsequent  survey  to  be  inaccurate.  So, 
after  41  years  of  occupancy,  a  boundary  cannot  be  disturbed. (b) 

77,  A  defendant,  lor  the  purpose  of  showing  a  title,  introduced  let- 
tei'S-patent  from  royal  governors,  dated  1686,  and  1715.  These  patents 
embraced  the  manor  of  Livingston,  of  which  the  premises  in  question 
were  a  part.  The  defendant  traced  his  title  up  to  the  original  patentee. 
Held  :  1.  That  if  either  of  the  patents  was  valid,  the  plaintiffs  could 
not  recover;  the  premises  being  included  in  each  grant,  and  tlie  legal 
title  to  the  manor  being,  by  virtue  thereof,  in  the  defendant's  ancest(;rs 
at  the  time  of  the  American  revolution  ;  it  not  being  claimed  that, 
prior  to  the  revolution,  the  lands  reverted  to  tlie  British  crown,  or  sub- 
sequently thereto  to  the  people,  by  forfeiture,  escheat,  or  otherwise. 
2,  That  the  patents  were  both  issued,  in  due  form,  to  pass  the  title  of 
the  crown  ;  and  that  nothing  appeared  upon  their  faces  to  render  them 
voiil,  3.  That  the  proof  did  not  show,  affirmatively,  that  they  were 
issued  without  authority,  and,  in  the  absence  of  such  proof,  the  grants 
were  plenary  evidence  of  authority  in  the  colonial  governors.    4.  That 


(1)  lb. 

(2)  Jiickson  V.  Wilson,  D  John.  92. 

(3)  Jackson  v.  Smith,  9  John.  100. 

(4)  llealb  v.  Ross,  12  Jolin    140. 
(6)  Jackson  V.  Wood,  13  John.  34G. 

(6)  Jacksou  V.  Van  Corlaer,  11  John.  123. 


(7)  JackRon  v.  Vedder,  3  John.  8. 

(8)  Jackson   v.  Dicffendorf;   3  John.  2'»9 ; 
V.Murray,   7,  5;  v.   Mc 'm'1, 

V.  Scoonmakcr,  7,  12,  238; 


10,  377; 

8,  367,  394;   9,  100;   11,  163. 
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the  patents  being  evidence  prima  ficie,  that  they  were  re,2;ularly  is?u-rl, 
and  that  ad  the  preliminary  requisites  had  been  complied  with  ;  the 
proof  in  opposition  thereto  was  too  conjectural,  unsatisfactoi-y  and  in- 
sufficient, on  which  to  find  the  fact  of  irregularity,  o.  That  if  the 
patents  were  obtained  by  fraud,  or  misrepresentation,  they  couhl  not, 
for  tiuit  reason,  be  assailed  collaterally,  in  an  action  of  ejectment ;  but 
could  only  be  avoi<led  by  a  regular  course  of  pleadings  on  bill  or  scire 
facias,  in  which  the  fraud  or  misrepresentation  was  directly  put  in 
issued) 

78.^  It  is  not  a  valid  objection  to  a  patent,  that  it  is  not  signed  by  the 
governor,  provided  the  great  seal  is  attached.  This  authenticates  the 
patent,  and  is  'prima  facie  evidence,  that  the  patent  was  approved  by 
the  governor,  and  issued  by  his  direction. (2) 

79.  The  authority  to  the  commissioners  of  the  land  office,  in  New 
York,  to  grant  land  under  the  waters  of  navigable  rivers,  may  be  exe- 
cuted by  letters  patent,  under  the  seal  of  the  State.(3) 

80.  Such  a  patent,  though  not  containing  a  reservation  of  gold  and 
silver  mines,  is  not  for  that  reason  void. (4) 

81.  A  grant  of  lands  by  patent,  under  the  seal  of  the  State,  \s,  prima 
facie  evidence  that  it  was  regularly  issued,  and  that  all  things  prelimi- 
nary had  been  performed  and  complied  with  ;  and  where  one  makes 
title,  under  such  patent,  to  lands  which  were  under  water  at  the  time 
of  the  grant,  it  is  not  necessary  for  him  to  show  that  notice  of  the  ajtjdi- 
cation  for  the  grant,  as  required  by  the  statute,  was  given.  And  where 
such  patent,  granted  to  a  turnpike  company,  bounded  the  lands  under 
water,  which  were  the  subject  of  the  grant,  by  the  fen7M;a/s  of  the  turn- 
pike road  of  such  company  at  the  margin  of  the  water;  held,  this  was 
conclusive  evidence,  for  the  purposes  of  a  suit  of  ejectment  by  the  State 
against  those  claiming  under  such  patent,  that  the  grant  was  made  to 
"the  proprietors  of  tiie  adjacent  lands;"  also,  that  such  patent  could 
not  be  invalidated,  by  proof  that  it  was  granted  for  other  purposes  than 
to  promote  the  commerce  of  the  State  ;  as,  for  example,  to  a  turnpike 
corporation. (5) 

82.  Where,  in  an  action  brought  by  the  attorney-general,  to  vacate 
letters  patent  granted  by  the  king  of  Great  Britain,  more  than  one  hun- 
dred years  since,  the  facts  stated  in  the  complaint  show  that  the  plain- 
tiffs never  had  any  title  or  possession,  and  do  not  show  that  any  right 
of  action  has  accrued  to  the  people,  or  to  the  king  under  whom  they 
claim,  within  forty  years  next  before  the  commencement  of  the  action; 
the  action  cannot  be  maintained. (6) 

83.  Where  letters  patent  are  sought  to  be  vacated  on  the  ground 
that  they  were  granted  upon  ftxlse  suggestions,  it  must  be  proved  that 
the  suggestions  were  material  as  well  as  fa]se.(7) 

84.  i'he  fact,  that  some  of  the  grantees  in  a  patent  were  trustees  for 
one  of  their  number,  and  released  their  interest  to  him  soon  after  the 
grant  was  made,  is  no  evidence  of  fraud  in  obtaining  the  patent. (8) 

85.  Where  a  patent  was  granted  by  the  king  of  Great  Britain,  in 
1787,  of  lands  in  New  York,  subject  to  the  payment  of  an  annual  rent 


(1)  People  V.  Livingston,  8  Barb.  253. 

(2)  Tb. 

(3)  The  People  v.  Mauran.  5  Denio,  389. 

(4)  lb. 


(5)  Tb. 

iQ)  The  People  v.  Clarke,  10  Barb.  120. 

(7)  lb. 

(8)  lb. 
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to  the  king  or  his  successor,  and,  twenty-four  years  afterwards,  the 
colonial  legislature  passed  an  act  to  provide  for  tbe  more  effectual  col- 
lecting of  quit-rents,  due  and  to  become  due  from  all  the  gnnts  and 
patents  within  the  colony,  including  the  one  in  question  ;  such  act  is 
a  confirmation  of  the  original  grant,(l) 

86.  The  433d  section  of  the  Code,  authorizing  an  action  to  be  brought 
by  the  attorney-general,  in  the  name  of  the  people,  for  the  purpose  of 
vacating  or  annulling  letters  patent  granted  hy  the  people  of  the  State, 
does  not  extend  to  letters  granted  b}^  the  king,  prior  to  the  revolu- 
tion (2) 

87.  A  survey  may  be  corrected,  as  to  the  lines,  in  conformity  with 
the  patent  and  with  a  map  on  file  in  the  public  office.(3) 

88.  In  Pennsylvania,  by  act  of  November  27,  1779,  the  estates  of 
the  late  propi'ietaries  were  vested  in  the  State.(4) 

89.  By  a  Statute  of  1781,  it  is  provided  that  persons,  who,  prior  to 
Dec.  1776,  had  become  entitled  to  lands  under  any  grant,  warrant  or 
location,  may  receive  a  patent,  or  a  survey  (if  necessary)  and  patent, 
upon  payment  of  the  purchase-money,  or  so  much  thereof  as  remains 
due;  one-quarter  in  one  year  from  the  passage  of  the  act,  one-quarter 
in  two  years,  one-quarter  in  three  years,  the  rest  in  four  years.  In  de- 
fault of  payment  for  six  months,  the  lands  to  be  sold,  unless  in  case  of 
actual  settlement,  and  where  the  owner  has  been  expelled  by  the 
enemy.  Patents  are  given  by  deed-poll ;  free  from  all  reservations  and 
restrictions,  except  a  reservation  of  one-fifth  of  gold  and  silver  ore, 
to  be  delivered  at  the  pit's  mouth.  The  act  does  not  ajiply  to  any 
grant,  &c.,  after  July  4,  1776,  for  land  within  ten  miles  of  Philadelphia, 
or  three  miles  from  a  county  town,  or  for  more  than  500  acres  in  one 
tract,  or  to  lands  not  granted  in  the  usual  f(,>rms  of  the  land  office,  or 
those  not  within  the  Indian  purchase.  Location  means  an  application 
in  the  office  of  the  secretary  of  the  late  land  office,  entered  there,  num- 
bered and  sent  to  the  surveyor  general. 

90.  By  Statute  of  1784,  it  was  provided,  that  the  land  office  be 
opened  for  lands  purchased  from  the  Indians,  at  the  rate  of  £10  per 
100  acres,  or  £3  \Qs.  for  those  west  ol'  the  Alleghany.  The  applicant 
must  produce  a  description  of  the  lands,  with  a  certificate  whether  they 
are  improved.  Not  more  than  4U0  acres  to  be  granted  to  one  person. 
All  titles  under  the  late  proprietaries  to  be  located  to  the  lauds  alieady 
purchased  from  the  Indians. 

91.  By  another  act  of  1784,  provision  is  made  for  sale  of  the  lands 
purchased  by  the  proprietaries  from  the  Six  Nation/^,  November  5, 
1768,  at  the  rate  of  £30  per  100  acres,  a  survey  not  exceeding  1000 
acres,  with  six  per  cent,  for  highways,  payment  to  be  made  in  lull  be- 
fore receiving  a  warrant.  The  warrant  to  be  located  at  the  pleasure  of 
the  holder,  (some  appropriated  lands  excepted,)  but  all  in  one  tract. 

92.  By  Statute  of  1785,  the  secretary  of  the  land  office  is  to  issue 
warrants  to  applicants,  successively,  in  the  order  ascertained  by  a  lot- 
tery, (now  obsolete,)  the  warrants  to  be  numbered  according  to  priority, 
and  directed  to  the  surveyor.  But  the  prior  right  is  lost,  unless  the 
warrant  be  left  with  the  surve3^or  within  thirty  days  from  date.  Also 
unless  the  survey,  if  made  on  or  before  December  31,  is  returned  to 

(1)  lb.  I  ■    (3)  .Lickson  v.  Hunter,  1  John.  495. 

(2)  lb.  I       (4)  Purd.  518. 
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the  surveyor  genera],  on  or  before  March  81,  ensuing.  (The  whole 
land  to  be'surveyed  in  one  tract,  not  containing  in  front,  on  any  river,(a) 
more  than  one-half  of  its  length  or  depth,  and  to  be,  as  nearly  as  pos- 
sible, an  oblong  of  three(i)  times  the  breadth  thereof.  Where  a  sur- 
vey contains  more  land  than  the  warrant,  unless  the  excess  is  m()re 
than  1-10,  the  return  shall  be  admitted,  the  surplus  price  being  paid. 
(Re-enacted  in  1792.) 

98.  By  another  act  of  1785,  farther  provision  is  made  for  patents  to 
purchasers  prior  to  December  10,  1776,  on  their  paying  or  givujg  bonds 
for  the  price,  secured  by  mortgage.  ^^ 

94.  By  act  of  1792,  where  a  warrant,  issued  since  April  1,   1/84, 
fails  of  execution  by  a  prior  appropriation  of  the  land,  the  party  shall 
be  credited  with  the  suras   paid,   towards  other  lands.     Lands  lying 
north   and  west  of  the  Ohio  and   Alleghany  rivers,  and  Conewango 
Creek,  to  be  sold  to  settlers  for  £7  10s.  per  100  acres,  with  6  per  cent. 
for  loads.     A  warrant  for  survey  issues,  on  application,  (with  a  parti- 
cular description,)  for  not   more   than  400   acres,  on  payment  of  the 
price.     No  tract  to  be  surveyed,  if  settled  and  improved,  except  for  the 
settler  himself.     Where  one  has  settled  and  improved  the  lands  above 
mentioned,  he  mav  claim  to  have  a  tract,  not  exceeding  400  acres,  sur- 
veyed and  marked  out.     A  warrant  or  survey  shall  be  invalid,  unless 
the  party  has  already  made,  or  shall,  within  two  years,  make  a  settle- 
ment, by  clearing,  fencing  and  cultivating  at  least  two  acres  for  every 
100,  erecting  a  dwelling,  and  residing,,  or  causing  a  family  to  reside 
thereon,  for  five  years  next  after  the  first  settlement,  if  he  shall  so  long 
live.     Upon  ftiilure  of  such  settlement,  new  warrants  may  be  issued. 
But  prevention  or  expulsion  by  public  enemies  shall  be  a  sufficient  ex- 
cuse for  the  default,  if  the  party  attempt  to  make  the  settlement.     The 
lands  remain  chargeable,  in  every  one's  hands,  with  the  price.     A  set- 
tler loses  his  rights,  unless  he  apply  for  a  warrant  in  ten  years  from  the 
act,  not  being  prevented  by  death^or  vic^lence,  (as  above  ;)  and  a  war- 
rant may  issue  to  others.    "'Where  any  caveat  is  determined,  (according 
to  the  usage,)  a  patent  shall  still  be  withheld  for  six  months,  to  give 
opportunity  for  an    action   at    law.     The  parly  prevailing   upon   the 
caveat  is  understood  to  have  possession.     After  six  months,  or  after  a 
decision  of  the  suit,  if  any,  a  patent  issues. 

95.  Statute  of  March  6,  1798,  limits  the  above  provision,  (sec.  87,)  as 
to  credits  for  overpavments,  to  January  1,  1795. 

96.  By  act  of  April  22,  1794,  warrants  for  land  within  the  New 
Purchase,  and  the  triangular  tract  upon  Lake  Erie,  are  limited  to  set- 
tlers;  and  applications  for  lands  are  restricted  to  a  certain  time. 

97.  By  act  of  April  20,  1795,  any  citizen,  residing  not  less  than  100 
miles  from  Philadelphia,  has  a  prior  claim  for  not  more  than  three 
patents.     But  no  one  shall  be  preferred  a  second  time. 

98.  By  act  of  January  22,  1  02,  the  effect  of  a  caveat  is  limited  to 
two  years,  unless  followed  by  a  citation. 

99.  By  act  of  April  2,  1802,  where  the  secretary  supposes  that  land 
applied  for  has  been  taken  up,  he  shall  issue  a  certificate  (in  form 

(a)  This  word  applies  only  to  large  streams,  technically  called  rivers.  But  the  act  is  held 
to  be  merely  directory,  and  not  to  render  void  proceedings  which  do  not  precisely  conform 
to  its  terms.  Wyncoop  v.  Heath,  4=  Watts,  428,  See  also,  as  to  this  statute,  Prout  v. 
Burd,  lb.  375. 

(6)  By  act  of  1192,  twice. 
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prescribed)  instead  of  a  warrant,  upon  proof  that  the  applicant  is  in 
possess!  (^n. 

100.  By  act  of  April  4,  1805,  a  warrant  shall  be  filed  with  the  sur- 
veyor within  two  years;  else  it  is  void  against  a  later  warrant,  or  a 
settlement. 

101.  By  act  of  February  21,  1810,  patents  may  issue  to  trustees, 
guardians,  or  executors,  in  certain  cases,  upon  their  giving  a  mortgage. 
Payments  may  be  made,  upon  such  mortgage,  of  the  whole  sum,  or  a 
part   before  they  become  due. 

102.  By  act  of  March  20,  1811,  wherever  an  original  warrant-holler, 
or  his  representative,  and  an  actual  settler,  have  agreed,  previous  to 
the  settlement,  to  improve  land,  lying  north  and  west  of  the  Ohio  and 
Alleghany  rivers,  and  Conewango  Creek,  and  improvements  have 
been  made,  (according  to  Statute  of  April  3,  1792,)  the  title  is  con- 
firmed to  the  parties,  saving,  however,  any  adverse  right.  Where  a 
settlor  has  occupied  adversely  to  the  warrantee^  if  the  parties,  before 
June  1,  1813,  shall  make  a  compromise,  either  by  a  release  from  the 
warrantee  of  150  acres,  with  the  usual  allowances,  to  be  legally  sur- 
veyed, without  consideratiim,  and  including  the  improvements,  or  by 
either  party's  buying  the  other's  right ;  the  title  of  the  State  is  relin- 
quished. So  where  such  settler  has  purchased  any  part  of  the  land 
from  the  warrantee,  to  include  and  secure  his  improvement,  and  the 
latter,  before  June  1,  1813,  shall  release  150  acres,  and  allowance  of 
6  per  cent.,  without  consideration.  All  settlers,  adverse  to  the  war- 
rantees, who  have  occupied  two  years,  and  cleared,  fenced  and  cul- 
tivated three  acres,  and  abandoned  their  settlements,  before  completing 
them,  according  to  the  act  of  1792,  and  who  shall,  before  June  1,  1813, 
return  to  the  land,  and  make  up  the  deficiency  of  occupation,  may  be 
treated  as  actual  settlers.  Otherwise,  the  warrantee  has  an  exclusive 
title.  Any  settler,  who  has  commenced  an  adverse  settlement  on  land 
surveyed,  and  has  been  legally  evicted  by  the  warrantee,  shall  be  held 
an  actual  settler;  and  the  right  of  the  State  is  relinquished  upon  any 
settlement  between  the  pai-ties  (as  above,  not  limiting  the  time,  how- 
ever, to  June  1,  1813.)  Where  there  has  been  no  actual  settlement, 
but  the  warrantee  shall  agree  with  any  person  to  make  one  before 
June  1,  1814,  (1813?)  and  release  to  him  150  acres  and  allowance,  and 
such  person  shall  commence  and  continue  for  five  years  a  settlement 
thereupon,  and  clear,  fence  and  cultivate  at  least  two  acres  for  every 
hundred,  and  erect  an  habitable  dwelling;  the  title  of  the  State  shall 
cease.  Where  prevention  patents  have  issued  to  such  parties,  a  new 
patent  may  be  had  on  giving  up  the  old  one.  In  any  case  of  compro- 
mise, as  above,  where  a  n.-w  warrant  of  default  has  issued,  the  price 
for  the  vacating  warrant  shall  be  repaid.  The  above  provisions  are 
not  to  affect  any  agreement  between  an  actual  settler  and  any  one  who 
was  to  procure  a  title  for  him,  where  the  original  warrantee  has  failed 
to  perform  the  &)nditions  of  the  act  of  1792;  unless  a  compromise 
takes  place  between  all  parties  concerned,  before  June  1,  1813,  or  such 
grantee  sha'l  release  to  the  contracting  parties;  in  which  cases,  the 
title  of  the  State  shall  cease.  The  above  compromises  shall  be  re- 
corded ;  and,  upon  a  certified  copy  thereof  being  sent  to  the  land 
office,  and  the  usual  proof  of  settlement,  &c.,  a  patent  shall  issue. 
Where  a  settler,  under  the  act  of  April  3,  1792,  has  purchased  the 
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right  of  a  warrantee,  be  may  receive  a  patent  on  proof  of  settlement 
and  of  title  under  the  warrantee,  and  payment  of  the  amount  due ; 
subject  to  the  claim  ot  forfeiture  l»y  the  State  under  said  act. 

lOo.  By  act  of  April  2,  1811,  patents  may  issue  on  past  surveys, 
though  exceeding,  by  more  than  10  per  cent.,  the  amount  in  tlie  war- 
rants, saving  rights  by  improvement  to  the  excess.  B}'  act  of  teb- 
ruary  7,  1812,  in  case  of  settlement,  no  further  evidence  is  required 
for  a  patent,  than  that  upon  which  the  warrant  was  granted,  unless 
there  are  adverse  claims. 

l(!-i.  By  act  of  March  22,  1813,  warrants  and  patents  may  issue  to 
settlers  on  the  depreciation  land,  north  and  west  of  the  Ohio  and  Alle- 
ghany rivers,  surveyed  and  not  validly  sold,  nor  otherwise  appro- 
priated, as  in  case  of  other  lands,  except  those  parts  surveyed  on  war- 
rant, or  for  which  descriptive  warrants  have  been  entered  before  the 
settlement.  Previous  warrants  and  patents  of  such  lands  to  settlers 
are  confirmed.  Where  any  warrant,  (except  a  warrant  of  acceptance,) 
has  issued  for  such  land,  and  a  survey  been  made,  and  there  has  been 
a  subsequent  adverse  settlement ;  in  case  of  compromise  witliin  two 
years,  according  to  the  act  of  March  20,  1811,  a  title  shall  issue.  But 
the  Slate  shall  not  be  bound  to  refund  any  money.  Where  an  adverse 
settler  has  improved  land  north  and  west  of  the  Ohio  and  Alleghany 
rivers,  and  Conewango  Creek,  surveyed  on  original  warrant,  and  has 
compromised  with  the  warrantee  prior  to  the  act  of  March  20,  1811, 
which  is  duly  proved,  the  title  of  the  State  shall  cease.  This  does  not 
apply,  where  less  than  150  acres  have  been  agreed  to  be  conveyed  to 
such  settler,  or,  if  the  warrantee  supplied  the  means  for  improving 
50  acres. 

105.  By  act  of  March  14,  1814,  in  a  suit  by  a  warrantee  against  a 
settler,  the  former  must  prove  an  entry  within  two  years  from  date  of 
the  warrant,  or  an  attempt,  and  prevention  by  the  public  enemy,  and 
that  he  persisted  two  years  to  settle  and  improve  ;  or  else  a  settlement, 
&c.,  under  the  act  of  1792.  But  no  settler  shall  avail  himself  of  this 
act,  if  the  warrantee  shall  tender  a  deed  of  150  acres  within  two  years 
of  April  1,  next,  according  to  the  act  of  March  20,  1811.  The  act 
shall  not  affect  past  contracts  between  settler  and  warrantee. 

106.  By  act  of  January  25,  1816,  a  patent  shall  certify  the  amount 
due,  which  shall  be  a  lien  on  the  land.  The  party  may  at  any  time 
pay  the  whole,  or  a  part  of  the  debt.  A  patent  shall  be  recorded,  in 
the  county  recorder's  office,  in  six  months,  else  it  is  void.  It  may 
issue  to  a  trustee,  guardian,  or  executor,  empowered  to  dispose  of  the 
land.     The  lien  upon  the  land  may  be  discharged  upon  the  record. 

1U7.  By  act  of  March  19,  1816,  such  parts  of  the  act  of  March 
20,  1811,  as  have  expired,  are  revived,  and  agreements  made  within 
two  years  from  the  first  of  April  next,(a)  shall  be  valid. 

108.  By  act  of  March  10,  1817,  warrants  may  be  issued  of  land  with- 
in the  Indian  purchase  of  1784,  east  of  the  Alleghany  river,  and  Cone- 
wango Creek,  at  $26  66  per  100  acres. 

109.  By  act  of  March  13,  1817,  warrants  of^  acceptance  and  patents 
may  issue  upon  surveys,  though  exceeding  by  more  than  10  per  cent, 
the  warrant,  location  or  order,  unless  the  surplus  is  more  than  100  acres ; 
with  a  saving  of  adverse  rights. 

(a)  Afterwards  further  continued. 
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110.  By  act  of  March  22,  1820,  where  one  holds  by  warrant  and  sur- 
vey, or  patent,  and  also  by  a  proprietary  warrant  or  location,  he  may 
be  credited  with  the  amount  paid  on  the  new  warrant, 

111.  By  act  of  April  1,  1823,  the  provisions  of  a  former  statute  as 
to  the  execution  of  a  mortgage,  &c.,  are  substantially  re-enacted  ;  not 
applying,  however,  to  lands  north  and  west  of  the  Ohio  and  Alleghany 
Rivers,  and  Conewango  Creek,  or  within  the  17  townships  in  Luzerne 
county,  or  iield  under  the  proprietary  government. 

112.  By  act  of  April  8,  181^9,  any  person  taking  out  a  patent  is  re- 
quired to  give  a  mortgage,  payable  in  six  instalments,  which  shall  ap- 
pear by  the  patent.  The  patent  is  void,  unless  recorded  in  six  months. 
Paj^ment  of  the  amount  due  may  be  certified  on  the  record,  which  shall 
be  prima  facie  proof  of  the  fact.  This  act  does  not  apply  to  lands  north, 
&c.,  of  the  Ohio  River,  &;c, 

118.  By  act  of  March  10,  1830,  where  land  subject  to  lien  or  mort- 
gage has  passed  into  the  hands  of  different  holders,  any  one  may  obtain 
a  discharge  of  his  part,  by  paying  the  proportional  share  of  wliut  is 
due. 

114.  By  act  of  April  6,  1830,  a  greater  surplus  than  10  per  cent, 
shall  not  be  surveyed  upon  a  warrant.  Any  excess,  not  exceeding  this 
amount,  shall  be  paid  for  at  the  return  of  the  survey. (1) 

115.  By  act  of  March  22,  1820,(2)  relating  chiefly  to  remedies,  and, 
therffore,  omitted  in  order  of  time,  where  sums  due  for  lands  purciiased 
remain  unpaid,  and  a  suit  is  brought  against  the  owner  or  occupant, 
the  tlefendant  may  have  a  stay  of  execution  for  one  year  from  return 
of  the  writ.(a)  In  case  of  sale  on  execution,  if  the  sum  due  is  not  bid, 
the  land  is  purchased  for  the  State.  A  patent  mny  issue,  upon  a  loca- 
tion or  other  office  right,  to  a  party  entitled,  previous  to,  or  within  nine 
months  after,  such  suit  brought,  upon  payment  of  the  sum  due,  or  se- 
curing it  by  mortgage,  payable  in  ten  instalments.  The  giving  of  such 
mortgage  shall  appear  by  indorsement  upon  the  patent.  Upon  iailure 
thus  to  pay  or  secure  the  price,  a  suit  shall  be  commenced,  but  not  till 
after  a  month  from  breach  of  condition.  Such  mortgage  shall  not  de- 
prive the  party  of  the  rights  of  a  freeholder.  The  instalments  may  be 
paid  before  they  fall  due.  No  suit  shall  be  brought  against  a  person 
claiming  under  the  proprietary  government  prior  to  April  1,  1821. 
Where  lands  held  by  office  rights  have  not  been  surveyed,  the  holder 
may  procure  a  survey,  and  receive  a  patent. 

116.  By  act  of  May  3,  1832,  surveys  returned  and  accepted  are  de- 
clared valid,  though  made  on  the  ground,  before  the  warrants  were  de- 
livered to  the  surveyor  ;  saving  the  rights  of  third  persons. 

117.  By  act  of  April  3,  1833,  settlement,  improvement,  &c.,  are  dis- 
pensed with,  in  relation  to  lands  sold  under  the  act  of  April  3,  1792, 
ami  a  patent  may  issue  therefor,  upon  fulfilment  of  other  conditions. 
This,  however,  is  not  to  affect  any  title  gained  by  settlement,  &c.(3)(6) 


(I)  Purd.  Dig.  514-64.  See  Marcyv.  Gar- 
diriier,  7  Watts,  240;  Chew  v.  Morton,  10, 
321. 


(2)  Purd.  552. 

(3)  Parke  A  J.  3G1-3. 


(a)  See  further,  on  tliis  point,  Purd.  Dig.  559. 

\b)  '\Villi  regards  to  lands  appropriated  (or  the  benefit  of  revolutionary  ofEccrs.  seeMcCall 

V.  Yeplo,  4  W.  &  Serg.  168  ;  v.  Coover,  141. 

As  to  unseated  lands  and  taxes  thereupon,  see  Urket  v.  Coryell,  5  lb.  60  ;   Bunting  T. 
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118.  The  following  are  some  of  the  judicial  decisions  in  Pennsylvania, 
in  relation  to  the  public  lands. 

119.  It  is  said,  tlie  Penn  family  were  sole  proprietaiies,  as  individuals, 
of  tlie  .soil  of  the  State  ;  subject  only  to  trusts  in  favor  (jf  such  i)ersons 
as  sliould  become  equitably  entitled  to  portions  thereof,  under  general 
promises  or  regulations  esttiblished  by  them.(l) 

120.  Title  to  public  lands  may  be  gained  in  two  modes;  1.  P>y  war- 
rant, or  location,  and  survey  ;  2,  By  actual,  resident  settlement.  But 
no  mere  acts  of  ownership,  "however  long  continued,  will  raise  the  pre- 
sumption of  a  grant.  In  order  to  claim  under  an  improvement,  a  party 
must  commence  it  with  a  view  to  immediate  settlement,  and  prosecute 
it  diligently  and  eifectually.  In  such  case,  the  title  rdales  to  the  begin- 
ning of  the  improvement. (2) 

12 1.  The  time  within  which  such  a  survey  shall  be  returned. is  not  de- 
finitely fixed,  but  depends  on  circumstances.  It  seems,  seven  years 
shall  be  the  time,  in  analogy  with  the  limitation  in  the  act  of  March 
25,  1785.(3) 

122.  A  precisely  descriptive  warrant  does  not  give  a  title  from  its 
date,  unless  followed  up  with  I'casonable  attention.  So  of  a  vague  war- 
rant from  the  time  of  survey. (4) 

128.  An  application  and  survey  may  be  abandoned  ;  but  the  cpies- 
tion  is  for  the  jury. (5) 

12-1.  Improvement  requires  merely  clearing  and  ciiUivatinr/  the  land ; 
but  seUlejnent  requires  actual  residence.  But  the  accidental  clearing  over 
the  boundary  of  patented  land  is  no  improvement,  and  gives  no  interest 
in  vacant  lands  of  the  State.(6) 

125.  A  settlement,  made  witli  intent  to  take  up  the  whole  of  a  va- 
cancy, gives  legal  possession  of  the  whole  ;  and  any  stranger  entering 
is  a  trespasser.(7)(a) 

126.  An  early  resident  settlement  will  be  preferred  to  a  patent,  unless 
tbe  former  right  has  been  abandoned. (8) 

127.  Settlement  rights  descend  like  other  lands.  They  are  also  sub- 
ject to  sale  on  execution,  and  the  purchaser  may  go  on  and  comijlete 
his  title.  So  land  held  by  warrant  and  survey  descends,  may  be  de- 
vised and  conveyed,  and  is  subject  to  dower  and  curtesy,  like  other 
lands.     So  ejectment  lies  for  it.(y) 


(1)  Penn  u.  Kline.  4  Pall.  406;  Conn  v. 
Peiiu,  Pet.  498,  n. ;  Penns  v.  Klyne,  1  Wash. 
207. 

(2)  McMutrie  v.  McCormick.  3  Penn.  428. 

(3)  Siar  V.  Bradford.  2  Penn.  384. 

(4)  Chambers  V.  Mifflin,  1  Penn.  74. 

(5)  Adlenan  v.  Masterson,  1  Penn.  454. 
See  Burning  v.  Youni>;,  5  Watts  &  S.  183. 


(6)  Bixler  v.  Baker.  4  Binn.  218;  G-ilday 
V.  Watson,  5  S.  &  R.  266;  Morris  v.  Thomas, 
5  Binn.  77. 

(7)  Gilday  V.  Watson,  2  S.  &  R.  410. 

(8)  EUiot  V.  Bennet,  3  Yeates,  287. 

(9)  Workman  v.  Gillespie,  3  Yeates,  571 ; 
Maclay  v.  Work,  8  Binn.  158;  Myers  v. 
Myers.  8  Watts,  430. 


Young,  lb.  188;  Forster  v.  MeDivit,  lb.  359;  Hunter  v.  Albright,  lb.  423;  W^oodhurn 
V.  Farmers',  &c.,  lb.  447;  Mitchell  v.  Bratton,  lb.  451;  Bayard  v.  Inglis,  lb.  465;  Baird  v. 
Cahoon,  lb.  540;  Dunn  v.  Ralyea.  6,  475:  Church  v.  Riddle,  lb.  509;  Thompson  v.  Fisher, 
lb.  520;  Driesback  v.  Bnrger,  lb.  564;  Houston  v.  Sims,  12  Penn.s.  195;  Heath  v.  Arm 
Strong,  12  Penn.  178;  Penns.  St.  1842,  265-6.  See  lurther,  St.  1841,  164;  1842,  216 
1840,   329.   351-2. 

(a)  If  a  party  enter  upon  land  north  of  the  Ohio  and  west  of  the  Alleghany  rivers,  make 
improvements,  and  procure  a  surveyor  to  survey  without  warrant  or  other  authority ;  the 
survey  shows  the  extent  of  his  possession,  and  after  twenty-one  years  he  gains  a  title  to  all 
within  its  limits.     Lawrence  v.  Hunter,  9  Watts,  64. 


/ 


252 


TITLE  BY  PUBLIC  GRANT, 


[UHAP.  LXXIX. 


128.  It  is  said  to  be  against  conscience  to  take  out  a  warrant  for  land 
subject  to  a  prior  warrant,  and  paid  for.  Nor  does  the  omission  of  a 
survey  authorize  anj  presumption  of  abandonment,  where  the  warrant 
is  descriptive.  But  want  of  due  diligence  in  obtaining  a  survey  forfeits 
the  prior  right.(l) 

129.  An  application  for  land  gives  an  imperfect  or  inchoate  right, 
which  may  be  perfected  by  subsequent  proceedings,  or  abandoned,  or 
lost  b}'  want  of  due  diligence  in  prosecuting  it.  An  unexecuted  war- 
rant in  the  hands  of  a  surveyor  is  not  suoject  to  execution.  If  sold  on 
executicjn,  one  claiming  under  a  subsequent  survey  and  warrant  will 
hold.(2) 

180.  An  improvement  must  be  prosecuted  with  reasonable  diligence, 
and  consummated  by  actual  residence.  Any  interruption  in  such  resi- 
dence will  be  excused,  it  seems,  only  by  force,  which  endangers  one's 
safety,  or  a  call  to  defend  the  country. (3 )(a) 

131.  In  some  cases,  the  facts  being  settled,  abandonment  becomes  a 
question  for  the  court,  not  of  intention,  for  the  jury,  although,  generally, 
it  is  a  question  of  fact.  And  where,  after  occupying  two  years,  one 
quits  the  land  for  five  years,  the  court  is  bountl  to  instruct  the  jury, 
that  this  is  an  abandonment.  But  an  interruption  for  six  months  is 
not  per  se  an  abandonment.(I) 

132.  Tliough  a  warrant  be  very  precise  and  descriptive,  the  party 
is  bound  to  show  the  lands  to  the  surveyor,  and  to  furnish  or  pay  for 
provisions  and  chain  carriers.  If  the  survey  is  made  in  his  absence, 
the  surveyor  is  held  to  be  his  agmt,  by  whose  acts  he  is  bound. (5)(/^) 

133.  Marked  trees  and  lines  are  the  true  survey.  The  return  is  but 
evidence,  to  be  controlled  by  the  actual  survey. (6) 

131.  A  patentee,  not  entitled  to  the  land,  is  a  trustee  for  the  true 
owner.  And  a  person  cannot  recover  land  merely  because  his  name  is 
the  same  as  that  used  in  a  warrant.  He  must  also  prove  that  he  paid 
for  such  warrant,  procured  the  survey,  or  otherwise  gained  title. 
Though  A  wrote  the  application,  yet  if  B  paid  the  price,  and  procured 
and  paid  for  the  returns,  A  gains  no  title.(7)(c) 

Miller  v.   Cresson,  5,  284;  Forster  v.  M'Divit, 
lb.  359.   See  Railroad  v.  Hoye,  2  Bbind,  259. 

(5)  Ranter  v.  Weaver,  4  Yeates,  107. 

(6)  Yoden  v.  Fleming,  2  Yeate.^,  311; 
Hall  V  Powell,  4  S.  &  R.  4G2.  See  Wray  v. 
Miller,  2  Harr.  289. 

(7)  Duor  V.  Boyd,  IS  &  R.  203  ,  Urket  v. 
Coryell,  5  Watts  &  S.   60. 


(1)  M'Ciilloucrb  V.  Wallace,  8  S.  &  R.  181 ; 
Gordon  v.  Kcr,  1  Wash.  322. 

(2i  I'liilip.si'.  Sliaffer,  5  S.  &  R.  215;  Blaine 
V.  Crawlbrd,  1  Yeates,  289  ;  Drinker  v.  Hoi- 
lidiiy,  2,  88;  E wing:  v.  Barton,  lb.  318; 
Heath  v.  Knapp,  10  Watts,  405. 

(3)  Atchison  v.  MuCullo(;h,  5  Watts,  13. 

(4)  lb. :  M-Donald  v.  MulhoUan,  5  Watts, 
173  ;  Goodman  v.   Losey,  3  Watts  &  S.  526  ; 


(a)  Wiiere  a  party  has  obtained  the  warrants  and  surveys,  and  paid  the  whole  price  to 
the  Cotnin  mwealtli,  an  ahiindonmciit  i.s  not  to  he  presumed  asraiunt  him  from  lapsi^  of  time; 
but  there  must  be  an  actual  ouster  for  twenty-one  years.  Urket  v.  Coryell,  5  Watts  &  S. 
60.    There  must  be  an  actual  relinquishment  of  posses.sion,  without  intention  to  return.    lb. 

{h)  Where  several  indescriptive  warrants  are  fjranted  to  one  person  and  located  on  ad- 
joining lands,  the  surveyor  may  return  one  draft  of  tlie  whole,  witliout  running  the  division 
lines  on  the  ground,  or  marking  them  on  tiie  return  of  the  survey;  and  the  return  will  give 
a  purcliaser  a  good  title.     Stevens  v.  Hughes,  3  W.  k  S.  465. 

(c)  If  one  wrongfully  procure  a  patent  and  pay  taxes,  the  true  owner  may  recover  the 
land  Irom  him,  witiiout  refunding  what  he  has  paid  for  the  patent  or  for  taxes.  Urket  v. 
Coryell.  5  Watts  A  S.  60.  Surveys  are  presumed  to  be  made  for  the  then  warrant  owner. 
lb.  A  warrant,  surveyed  on  the  improvement  of  another,  is  not  void,  but  voidable.  Miller 
V.  Cresson,  5,  284. 
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185.  A  pntent  is  prima  Jack  evidence  of  title  and  survey  .(1) 

lo6.  Where  an  iniprovcment  light  is  sold  on  execution,  it  cannot 
serve  as  a  foundcition  for  a  warrant  and  survey. (2) 

187.  The  holder  of  sueh  rijiht  may  niainlain  ejectment,  not  only  for 
the  cleared,  but  uncleaixd  porticjii,  included  within  his  ascertained 
bounds.  (3) 

138.  Land  in  and  adjoining  the  city  of  Philadelphia  has  never  been 
considered  as  witiiin  the  jurisdiction  of  the  land  ottice,  so  as  to  be  the 
subject  of  grant  by  warrant,  survey  and  patent.  So  with  lands  on  na- 
vigable rivers,  between  high  and  low-water  mark. (4) 

ly9.  Where  a  settler  designates  his  claim  by  lines  upon  the  ground, 
including  6  or  700  acres,  he  cannot  claim  to  be  consulted  by  a  subse- 
quent v/arrantee,  who  locates  by  survey.  The  latter  is  only  bound  to 
leave  him  400  acres,  in  a  reasonable  lorm,  with  his  iinprovements.(5) 

140.  A  warrant  is  valid,  though  unexecuted  for  37  years,  unless 
there  is  a  later  claim. (<>) 

141.  But  where  there  is  such  claim,  unreasonable  delay,  in  making 
and  returning  a  survey,  postpones  the  party,  whether  the  warrant  be 
descriptive  or  not.(7) 

142.  An  act  of  17b6  requires  "  an  actual  personal  resident  settlement, 
with  a  manifest  intention  of  making  it  a  place  of  abode,  and  the  means 
of  supporting  a  family."  Held,  this  intention  must  be  shown  by  the 
raising  of  grain.  Supporting  a  family,  by  the  cutting  and  selling 
of  tindjer,  gives  no  pre-emption  right.  So  the  erection  of  a  house  and 
saw-mill  merely  with  a  view  to  cut  tiinber  and  turn  it  into  lumber  is 
insufficient.  So,  grain  must  be  raised,  meaning  thereby  some  esculent 
production,  under  the  act  of  17U4.(8) 

143.  Where  a  settler  has  marked  no  boundaries  according  to  law, 
his  possession  is  limited  by  immediate  occupancy,  more  especially  in  the 
case  of  a  settler,  under  the  act  of  1792,  who  might  have  a  survey 
without  a  warrant,  and  who  cannot  recover  possession  without  it.(9) 

144.  Where  a  settler  enters  within  two  years  from  the  date  ot  a  war- 
rant to  another,  he  gains  no  title  by  his  wrong;  but  his  possession 
enures  to  the  benetit  of  the  latter.  So,  where  one  enters  upon  land 
surveyed  by  warrant,  without  a  vacating  warrant,  the  party  claiming 
by  such  survey  may  recover  against  him,  though  the  former  has  made 
no  settlement  within  two  years,  according  to  law.  So,  one  may  reco- 
ver against  such  settler,  who  claims  under  a  preemption  patent  of  18U8, 
founded  on  a  warrant  under  the  act  of  1793.(10) 

145.  Tlie  practice  of  including  a  quantity,  exceeding  ten  per  cent, 
more  than  the  warrant  called  for,  v^as  sanctionetl  by  the  proprietaries' 
land  officers,  and  has  been  repeatedly  recognized  by  the  legislature: 
and  cannot  now  be  questioned,  unless  it  interferes  with  other  rights.(ll) 


(1)  James  v.  Betz,  2  Binn.  12;  "Wolfu. 
Goddard,  9  Watts,  5-17. 

(2)  Schall  V.  Miller,  3  Whart.  250. 

(3)  lb. 

(4)  Freytag  v.  Powell,  1  Whart.  536. 

(5)  Atchison  v.  McCulloch,  5  Watts.  13; 
MjtJoiiald  V.  Miilhollati,  5  Walts,  173;  Good- 
man V.  Losey,  3  Watts  &  S.  526;  Miller  v. 
Cresson,  5.  284;  Forster  v.  MM»ivit,  lb.  359. 
See  Railroad  v.  Hove,  2  Bland,  259. 

(6)  M'Donald  v.  "MuibolLm,  5  "\Vatt3,  173. 


(7)  Goddard  v.  Gloninger,  5  Watts,  209; 
Sieimetz  v.  Logan,  lb.  518  ;  Zerbe  v.  ScLall, 
4  Watts,  138. 

(8)  Gardinier  v.  Marey,  5  Watts,  337:  "Wyn- 
coop  V.  Heath,  10,  428;  Goodman  v.  Losey, 
3  Watts  &  S.  526. 

(9)  Ross  V.  Barker,  5  "Watts,  391. 

(10)  lb.;  Campbells.  Galbreath,  5  Watts, 
423  ;  Barnes  v.  Irvine,  lb.  497  ;  Smith  v.  Col- 
lins, lb.  505. 

(11)  Lay  ton  v.  Paull,  5  Watts,  465  ;  4,  AAX 
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14(>.  Where  a  second  survey,  procured  by  a  warrantee,  does  not  in- 
clude land  included  in  a  former  one,  which  land  is  otherwise  appropri- 
ated, he  loses  his  right.(l) 

147.  Where  a  survey  is  returned,  a  second  one,  under  the  same  war- 
rant, without  an  order  of  re-survey,  is  void. (2) 

1J8.  A  warrant,  return  of  survey,  and  patent,  being  proved,  togeth- 
er with  acts  of  ownership  for  more  than  twenty  years,  without  adverse 
claim,  the  law  presumes  all  requisite  formalities  in  favor  of  the  puny. (8) 

149.  A  warrant  for  land,  which  is  improved  at  the  time  of  applica- 
tion, is  not  void,  but  only  voidable  by  the  improver,  and,  upon  release 
of  his  right,  gives  a  good  title. (4)(a) 

150.  An  ancient  purchaser,  Avithout  notice,  is  not  affected  b}"  the  cen- 
surable or  even  criminal  conduct  of  those  who  executed  the  warrant. 
He  must  have  actual  notice  of  any  equitable  right ;  or  there  must  be 
clear,  unequivocal  possession.(5) 

151.  Under  the  acts  of  April  3,  1792,  April  22,  1794,  September  22, 
1794,  April  2,  1802,  and  April  3, 1804,  where  a  warrantee  fails  to  com- 
mence the  settlement,  &c.,  mentioned  in  the  first  of  these  acts,  for  two 
years,  any  one  may  enter  as  a  settler  without  a  vacating  warrant,  and 
may  either  maintain  or  defend  an  ejectment  against  the  warrantee  (6) 

152.  A  vacating  warrant  is  granted,  only  where  there  is  actual  im- 
provement and  settlement. (7) 

153.  A  surveyor  may,  after  the  survey,  protract  the  lines,  and  in- 
clude more  land.  But,  as  the  lines  run  and  marked  constitute  the  true 
survev,  it  is  a  question  for  the  jurj',  whether  the  true  one  is  re- 
turned.(8) 

154.  Where  a  surveyor  has  included  too  much  land,  he  cannot,  with- 
out consent  of  the  party  entitled,  throw  out  a  part,  including  cleared 
and  valuable  land.  If  he  does,  such  party  may  apply  to  the  Board  of 
Property  for  a  lesurvey.  But  one  making  a  settlement,  or  purchasing 
a  warrant,  before  such  application,  and  after  return  of  the  survey,  will 
hold  the  land  thrown  out,  against  the  other  party,  especially  if  the 
latter  has  been  guilty  of  long  delay.(9) 

155.  Where  twenty-one  years  have  elapsed  since  a  survey,'  and  the 
owner  has  occupied,  and  agreed  upon  a  boundary  with  the  adjoining 
owner,  he  is  bound  thereby,  though  varying  from  the  survey. (10) 

156.  Where  a  survey  calls  for  an  adjoining  survey  as  a  boundary, 
this  will  be  held  the  boundary^  though  the  line  run  falls  a  little  short 
of  it.(ll) 

157.  A  survey  may  bo  made  of  400  acres,  and  10  per  cent.,  upon  a 
warrant  for  less  than  400,  where  there  is  an  improvement  called  for, 
and  an  established  settlement,  with  boundaries  fixed  by  adjoining  sur- 
veys.(12) 

158.  An  assessment  of  warranted  land  for  a  disseizing  settler,  of  a 


(1)  Lavton  V.  Paul,  5  Watts.  465;   4,  44^ 

(2)  M'Kclry  v.  Gilleland,  3  Watts,  312. 

(3)  Caul  V.  Sprin<r,  2  Watts,  390. 

(4)  Cressoa  v.  Miller,  2  Watts,  272. 

(5)  II.. 

(6)  Riddle  V.  Albert,  1  Watts,  12L 


(7)  lb. 

(8)  M'Cormick  v.  M'Murtrie,  4  Watts,  192. 

(9)  Ruf?,^les  V  Gaily,  2  Rawle,  232. 

(10)  Martz  v.  Hartley,  4  Walts,  261. 

(11)  lb. 

(12)  Beeson  v.  Ilutchinson,  4  Watts,  442. 


(a)  Where  a  settler  becomes  resident  on  land  previously  appropriated,  by  clearing,  cultivar 
tion  and  enclosure,  lie  in  general  gains  no  title ;  though,  under  some  circumstances,  he  may. 
Adams  v.  Jackson,  4  Watts  &  S.  55. 
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less  quantity  than  is  called  for  by  the  warrant  and  survey,  if  made  by 
his  procurement,  or  even  with  his  knowledge  and  acquiescence,  will 
lose  to  him  his  constructive  possession,  by  detaching  it  from  the  land- 
marks which  had  sustained  it.  To  acquire  title  to  the  whole  tract  by 
the  stfitute  of  limitations,  as  against  the  warrantee,  such  settler  must 
always  liave  evinced,  by  declarations  and  acts,  an  unintermitled  pur- 
pose to  hold  by  the  lines  on  the  ground. (1) 

159.  The  marks  on  the  ground  of  an  old  survey,  indicating  the  lines 
originally  run,  are  the  best  eviilence  of  the  location  of  the  survey,  and, 
any  evidence  of  such  lines  should  be  referred  to  the  jury. (2) 

160.  Drafts  found  in  the  office  of  the  deputy-surveyor,  where  no 
authority  to  such  surveyor  to  make  them  is  shown,  ma}''  be  evidence 
of  boundarj^,  on  the  part  of  the  claimant  under  an  improvement,  if, 
when  the  improvement  was  commenced,  the  improver  claimed  to  the 
lines  of  the  draft  and  adopted  them  ;  but  the  papers  of  themselves  are 
no  evidence  of  title,(3) 

161.  The  Pennsylvania  timber  act  of  182-1  extends  as  well  to  un- 
seated as  to  seated  ]ands.(l) 

162.  A  survey,  made  by  one  claiming  as  a  settler  upon  land  already 
surveyed,  concludes  him  as  to  that  right ;  and  his  intention  not  to 
abandon  part  of  his  settlement  is  immaterial. (5) 

168.  Title  to  islands,  lying  within  the  river  Susquehanna  or  its 
branches,  could  not  be  acquired  b}-  actual  settlement  and  improvement ; 
but,  by  the  Pennsylvania  act  of  March  6tb,  1793,  directing  the  sale  of 
certain  islands  in  the  Susquehanna,  or  its  branches,  an  improver  had 
two  years  to  obtain  a  warrant  and  have  a  survey  made,  and,  in  case  of 
his  neglect  for  that  time,  the  island  was  subject  to  application  by  any 
other  person  ;  and  though  it  was  incumbent  on  the  improver  to  state 
the  nature  of  his  improvement,  and  when  and  by  whom  it  was  made, 
this  was  not  necessary  in  the  application  of  another,  who  applied  for 
the  island  more  than  two  years  after  the  improver  had  neglected  to 
make  application  for  it. (6) 

161.  A  person,  who  takes  a  Avarrant  for  land  claimed  by  him  under 
an  improvement,  and  whose  survey  is  made  and  returned  for  a  less 
quantity  than  is  usually  surveyed,  is  bound  by  such  survey  ;  and  an- 
other warrant,  afterwards  taken  by  him  under  the  same  improvement, 
is  of  no  effect  as  against  an  intervening  right.(7) 

165.  Where  a  party  applied  for  land,  "  adjoining  his  other  lands," 
and  a  survey  was  made  and  returned, -as  adjoining  his  other  land,  and 
a  patent  granted,  and  the  patentee  remained  in  undisturbed  possession 
seventy-five  years,  and  said  land,  and  the  other  land  of  the  party,  were 
used  as  one  farm,  partly  cultivated,  and  the  other  parts  as  woodland ; 
a  party  claiming,  under  a  new  warrant,  a  strip  of  land  alleged  to  be 
vacant  between  the  two  old  surveys,  must,  in  order  to  establish  his 
title,  show  plearly  that  the  lines  of  the  two  old  surveys  were  actually 
run  upon  the  land,  and  that  there  was  a  vacancy  between  them. (8) 

166.  A  party  who  obtains  a  descriptive  warrant,  has  a  survey  made 
on  the  ground,  pays  the  purchase-moiiey  and  office-fees,  and  lees  of  the 


(1)  Clarke  V.  Dougan,  2  Jones,  87. 

(2)  Gralz  v.  Hoover,  4  Harris,  232. 

(3)  Sample  v.  Robb,  4  Harris,  305. 

(4)  Houston  V.  Sims,  2  Jones,  196. 


(5}  lb. 

(6)  Johns  V.  Davidson,  4  Harris,  512. 

(7)  Hoover  v.  Lock,  1  Harr.  356. 

(8)  Mahon  v.  Duncan,  1  Harris,  459. 
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deputy-surveyoi",  continues  to  claim  the  land,  clears  a  part,  and  cuts 
timber  on  other  parts ;  is  entitled  to  hold  the  land,  although  the  return 
of  survey  was  lost  before  reaching  the  land-office,  as  against  a  subse- 
quent warrantee,  who  had  actual  knowledge  of  these  lacts  before  ap- 
plying for  the  land.(l) 

167.  A  party  cannot  read  in  evidence  a  warrant  issued  since  Scptem- 
tember  22,  179^1-.,  when  the  land  offise  was  closed  against  the  issuing  of 
any  warrants,  except  where  an  actual  settlement  had  been  or  thereafter 
shuuKl  be  made,  &c. ;  he  should  show  from  the  books  of  the  office  that 
the  officers  were  by  law  authorized  to  issue  it. (2) 

168.  Where  a  return  of  survey  calls  for  an  adjoining  survey,  but  the 
lines  on  the  ground  correspond  with  the  courses  and  distances  of  the 
survey  returned,  the  lines  on  the  ground  will  control  the  call.(o) 

1h9.  If  a  person  claiming  in  his  own  right,  by  settlement  and  im- 
provement, does  not  object  to  the  location  of  a  warrant  on  land  adjoining 
his  improvement;  his  subsequent  deed  cannot  affect  the  location.  But, 
if  he  claimed  under  an(^ther  when  the  warrant  was  located,  his  agree- 
ment to  the  location  cannot  affect  him  under  whom  he  claimed,  or  his 
alienee.(4) 

170.  Drafts  of  land,  offered  before  any  title  by  warrant,  location,  or 
improvement  is  shown,  are  not  admissible  in  evidence.(5) 

171.  Nor  is  the  talk  of  neighbors  as  to  who  has  the  title  in  dispute.(6) 

172.  The  terms  of  a  warrant  itself  must  determine  what  lands  it  in- 
cludes, with  the  aid  of  other  evidence,  as  to  situation.  The  intention 
of  tlie  party  is  not  to  be  regarded.(7)     (But  see  sec.  30.)(fl) 

178.  In  giving  a  view  of  the  land  laws  of  Pennsylvania,  I  should  do 
injustice  to  my  readers  and  the  work  itself,  not  to  mention  the  late  valu- 
able treatise  of  Judge  Sergeant  upon  that  subject.  I  avail  myself  of 
this  book,  to  furnish  a  few  additional  remarks,  which  may  throw  some 
lio-ht  upon  the  foregoing  somewhat  incoherent  collection  of  statutory 
provisions. 

171.  Under  Andros,  the  last  of  the  English  governors,  (before  Penn,) 
the  svstem  was  practised  of  granting  by  warrant  and  survey.  In  1676, 
Andros  constituted  a  surveyor  for  the  whole  river  and  bay  of  Delaware, 
to  o-ive  new  comers  any  reasonable  quantity  of  vacant  lands,  recom- 
mendino-  40  or  50  acres  for  a  head,  being  as  much  as  could  be  im- 
proved.    The  party  received  a  survey  plat  or  card,  which  was  returned  to 


(1)  Roland  v.  Loiifr,  1  Harris,  464. 
('i|  llt'Htli  V.  Armstrong,  '^  Jones,  178. 
(;',)  Tluimas  V.  Mowrcr,  'i  Harris,  139. 
(I  I  S.unpie  V.  Robb,  4  Harris,  305. 

(5)  lb 

(6)  lb. 


(7)  Norris  v.  Monen,  3  Watts,  465.  See 
further,  Wilson  v.  Welterson,  4  Barr,  214; 
Jones  V.  Brownfieli,  2,  55  ;  Farr  f.  Swan, 
lb.  245;  8teiner  v  Cox.  4,  13;  Scliuable  v. 
Doughty,  3,  392;    Ego  v.  Sidle,  lb.  115. 


(a)  ITa  defc-iidant  proves  an  actual  Rcttlement,  the  plaintifT  cannot  prove  that  the  defend- 
ant, piircliased  and  claimed  under  another  title  by  warrant  and  survej'.  Turner  v.  VVaterson, 
4  Watts  (t  S.  171.  Where  one  acquires  ritlu  to  four  hundred  acres  by  iinprovenicnt.  and 
sells  a  p.irt  by  course  and  distance,  ho  does  not  thereby  lose  his  title  to  the  rest,  nor  does 
the  land  l)ecome  vacua  for  another  warrant.  A  settler  may  lose  a  part  of  his  land  by  cir- 
oiinscribing  it  himself,  but  not  by  his  vendee's  doing  so.     Miller  v.  Cresson,  5  Watts  &  S. 
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A  settles  four  hundred  acres.  B  buys  of  C  one  hundred  and  eighty  of  them,  and  A  givea 
to  B  a  written  declaration  that  he  has  no  title  to  the  improvement.  Held,  there  was  no  es- 
t0[)pel  as  to  the  remaiiung  two  hundred  and  twenty,  as  against  cue  who  bought  them  with- 
out  consideration  or  deception,     lb. 


CHAP.  LXXIX]  PATENT,  SURVEY,  ETC.  257 

the  office  of  records.(l)  Penn,  after  obtaining  his  charter,  and  before 
1  aviiig  EngUmd,  sold  large  amounts  of  land  to  persons  called  yir6^;:)'-ir- 
chasers.  These  grants  were  by  deeds  of  lease  and  release  for  land  in  the 
province  at  large,  not  specifying  place  or  bounds.  Many  of  the  deeds 
were  lost ;  but  a  list  of  names,  containing  a  warrant  executed  by  Penn 
for  survey  of  certain  quantities  of  land,  has  been  often  admitted  in  evi- 
dence. These  grants  have  been  since  termed  old  rig/its,  and  had  pecu- 
liar privileges  of  city  and  liberty  lots.  They  amounted  to  more  than 
300,000  acres.(2)  They  were  granted,  to  be  held  in  common  socage  oi 
William  Penn  as  of  the  seignory  of  Windsor,  with  a  covenant  by  him 
to  extinguish  the  Indian  titie.(3)  In  disposing  of  the  lands  in  the  State, 
Penn  had  them  surveyed  to  purchasers  from  time  to  time,  as  they  were 
sold,  instead  of  surveying  them  when  purchased,  and  separating  them 
into  tracts  or  lots.  It  would,  seem  that  no  title  was  then  permitted  by 
settlement,  without  an  office  right.(a)  The  regular  proceeding  to  pass  a 
title,  was  the  issuing  of  a  warrant  from  the  constituted  officer,  a  survey 
founded  thereupon,  a  return  of  such  survey,  and  a  patent.  But  in  nu- 
merous instances  a  title  was  acquired  by  informal  orders,  agreements, 
&c.,  of  the  proprietary  officers  ;  and  it  was  in  one  case  said  by  the  court, 
that  under  this  sort  of  orders  great  part  of  the  province  had  been  set- 
tled. Sometimes  quit-rents,  tlH)ugh  usually  part  of  the  consideration, 
were  substituted  for  purchase-money.  In  1705,  seven  years'  possession 
after  entry  upon  an  equitable  right  was  declared  to  give  a  good  title.(4) 

175.  After  the  death  of  William  Penn,  antl  under  the  government  of 
John,  Thomas  and  Richard,  his  successors,  the  project  of  a  lottery  for 
disposing  of  100,000  acres  of  land  was  started.  The  lottery  was  never 
filled,  but  many  tickets  were  sold,  and  became  the  primary  titles  to  land. 
Surveys  were  made,  and  the  lands  surveyed  were  long  kept  separate. 
So  late  as  1769  and  1770,  warrants  were  issued  for  such  lands.  In  1738, 
a  proclamation  was  issued,  threatening  suits  for  non-payment  of  the 
purchase-money  of  lands  held  by  warrant  and  survey,  and  against  those 
holding  by  improvement;  which  last  rights,  it  was  stated,  had  been 
transferred  to  others.(5) 

17(1  Ptights  by  warrant  and  survey  were  at  first  regarded  and  treated 
as  personal  estate.  But  about  the  year  1758,  they  came  to  be  consid- 
ered as  real,  and  the  title  equitable  as  against  the  proprietary,  and  legal 
as  to  all  other  persons.  Surveys  were  sometimes  made  without  war- 
rant, under  some  general  direction  from  the  land  office,  or  usage,  and 
were  uniformly  sanctioned  by  the  office.  They  were  at  first  rejected, 
but  afterwards  held  valid,  by  the  court.  After  a  survey  without  war- 
rant, a  warrant  ol  acceptance  sometimes  issued.(6) 

177.  In  1765,  the  application  system  was  introduced.  Upon  applica- 
tion, instead  of  granting  a  warrant,  the  secretary  entered  in  a  book  the 
name  of  the  party,  &c.,  and  the  description  or  location  of  his  land.  No 
application,  without  special  order,  for  more  than  800  acres  to  one  per- 

n)  Perg.  L..  L.  21,  2.  |      (4)  Serg.  L.  L.  33,  4,  5,  6,  7,  41,  4. 

(2)  lb.  2-A,  4;  Hurst  v.  Dippo,  1  Call.  21  ;        (5)  lb.  47,  8,  9,  50. 

Morris  v.  Vanderen,  lb.  64.  (6)  lb.    51,    2  ;     Woods   v.    Galbreath,    2 

(3)  Serg.  L.  L.  24,  5.  1  Yeates,  306. 


(a)  Entry,  witliout  such  right,  was  prohibited  in  1729-30,  and  the  party  subjected  to  the 
process  of  forcible  entry,  ic,  after  any  length  of  possession.  Serg.  43.  But  the  act  was 
never  enforced,  and  the  forbidden  practice  increased. 
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soil.  The  secretary  sent  every  evening  to  ihe  surveyor-general  a  copy 
of  the  applications,  in  their  order,  who  issued  to  his  deputies  orders  to 
survey  accordingly,  the  applicant  showing  the  land.  The  surveys  were 
returned,  and,  upon  payment,  within  six  months  from  the  return,  of  £5 
in  full  for  100  acres,  with  one  penny  per  acre  quit-rent,  a  warrant  of  ac- 
ce'pkmce  issued,  directing  the  surveyor-general  to  accept,  and  make  re- 
turn of  survey  into  the  secretary's  office.  A  patent  then  issued.  Per- 
sons claiming  by  settlement  or  improvement  were  required  to  enter 
applicaiions,  and  produce  evidence  of  their  improvements. (1)  By  a 
regulation  of  1765,  improvements,  before  the  lale  purchase  from  the 
Indians,  were  excluded,  unless  tlie  applicant  had  Secretary  Peters'  pro- 
mise of  a  warrant.(2)  The  times  prescribed  for  obtaining  surveys  and 
patents  were  not  strictly  enforced,  but  extended  by  suVjsequent  procla- 
mations. Adverse  rights  sometimes  intervened,  and  hence  arose  nu- 
merous judicial  controversies.(B) 

178.  The  above  described  application  system  was  substantially  ap- 
plied, in  1769,  to  late  j)urchases  from  the  Indians.  But  the  order  of 
preference  was  determined  hu  lot.  Hence  a  title  is  often  called  "  lottery 
application  or  location  of  the  year  17(>9."  A  preference  was  given  to 
settlers,  prior  to  the  purchase,  (not  since,)  "especially  those  who  settled 
by  permission  of  the  commanding  officers  to  the  westward."  i:eserva- 
tions  were  made  in  favor  of  military  officers,  and  grants  to  individ- 
uals.(4) 

175'.  June  28,  1779,  an  act  was  passed  by  the  legislature,  vesting 
the  public  lands,  hercUjlore  belonging  to  the  Perm  family,  in  the  State; 
with  an  obligation  to  j^ay  them  £1^0,000  at  the  end  of  the  war.  The 
act  was  predicated  upon  the  ground,  that  the  charter  to  Penn  was 
made  for  great  public  objects,  and  the  benefit  of  settlers,  as  well  as  Ids 
own  private  advantage;  and  that  the  ownership  of  a  territory  so  ex- 
tensive was  mconsisient  with  republican  institutions.  Existing  indi- 
vidual rights  were  secured,  as  also  the  private  estates  and  quit-rents  of 
the  proprietaries.(5) 

180.  In  178-1,  the  legislature  first  authorized  the  sale  of  vacant  lands, 
"  agreeable  to  the  former  customs  and  usages  of  the  land  offices."(6) 

181.  Mr.  Sergeant  gives  some  account  of  the  fair-play  men.  These 
were  constituted  by  settlers  upon  land  beyond  Lycoming  Crcek^  wdiich 
was  by  some  alleged  to  be  the  boundary  of  the  Indian  purchase 
of  1768.  The  fair-play  men  were  three  of  these  settlers,  annually  ap- 
pointed b}'  turns,  to  decide  all  disputes  among  their  number.  Their 
decisions,  when  afterwards  re-examined,  were  uniformly  found  just, 
and  confirmed  by  the  courts.  An  act  of  1784  declared  Lycoming- 
Creek  to  be  the  boundary,  but  gave  the  settlers  pre-emption  rights  in 
the  lands,  which  had  been  acquired  by  a  subsequent  j)urclKise.(7) 

lb2.  The  act  of  April  8,  1792,  proviiied  that  a  warrantee  should 
make  a  settlement  within  two  years,  unless  prevented  by  the  enemies 
of  tiie  United  States,  in  which  case  he  should  persist  in  his  endeavors 
to  settle.     Under  this  act  the  Holland  Coinpany  iook  out  very  numerous 


(1)  Serp.  L.  L.  55,  6,  7. 

(2)  n>.  58. 

(3)  Serg.  L.  L.  CO. 

(■i)  Ji..  (H,  2,  3,  4  ;  Buchanan  v.  McClure, 
1  BiiHi.  381). 


(5)  lb.  GG,  7,  8,  9. 

(6)  lb.  74,  5. 

(7)  lb.  77,  8,  0,80;  (Hughes  v.  Dougherty, 
1  Yeates,  497.) 
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warrants.  The  question  arose,  whether  tlie  Indian  ho.stilities  excused 
the  want  of  a  settlement,  or  whether,  after  two  years,  other  settlers 
were  entitled,  against  the  warrantees.  The  Board  of  Property,  till 
1800,  hold  the  former  opinion;  and  issued  prevention  cert' ficata,  and 
patents,  founded  thereon,  setting  forth  the  Indian  hostilities  as  an  ex- 
cuse; for  not  making  a  settlement.  A  subsequent  board  took  the  latter 
ground  and  reiused  patents.  In  the  case  of  Morris  v.  Xeighman,  the 
court  held  the  excuse  to  be  valid;  and  further,  that  if  it  was  not,  the 
State  alone  could  take  advantage  of  a  forfeiture,  by  granting  new  war- 
rants. In  the  case  of  Gomm.  v.  Coxe,  Shippen,  Ch.  J.,  held  the  same 
doctrine,  but  Yeates  and  Smith,  Js.,  that  the  warrantee,  though  pre- 
vented by  force  from  settling  within  the  time,  was  bound  to  persist  in 
his  eiil)rts  till  a  settlement  was  effected.  In  April,  1802,  an  act  was 
passed,  calling  upon  the  judges  for  their  opinion  of  the  point  in  question, 
to  be  given  in  the  mode  of  a  special  hearing  of  parties;  tlie  Hidland 
Company  protesting  against  the  measure.  The  court  met,  and  Yeates, 
J.,  charged  the  jury  conformably  to  his  previous  opinion.  In  suits 
subsequently  brought  in  the  United  States  Court  by  the  Holland  Com- 
pany, the  question  was  finally  decided  in  the  Supreme  Court,  substan- 
tially in  the  same  way;  and  tliis  principle  was  afterwards  adopted  by 
the  State  Court,  who  held  that  a  warrantee  should  be  reasonably  al- 
lowed two  years  after  the  treaty  of  peace  to  make  his  settlemeni.(l) 
To  facilitate  a  compromise  between  the  adverse  parties,  the  laws  were 
passed,  (above  referred  to,)  providing  for  the  issuing  of  patents  to 
both,  upon  certain  agreements  made  between  them.(2) 

18  J.  In  New  Jersey,  by  an  act  of  1703,  purchases  from  the  Indians, 
made  without  public  authority,  are  declared  void. (3)  An  act  of  1795 
provides,  that  grants  by  or  under  the  States  shall  be  held  allodial{a) 
In  Delaware,  general  warrants  for  location  of  vacant  land  are  vacated, 
by  a  recent  act,  unless  executed.  Twenty  years'  possession  bars  the 
State.  Owners  are  allowed  partition.  Salt  marshes  are  excepted  from 
the  statu  te.(4)(/>) 

16-1.  In  the  land  law  of  Maryland,  there  are  striking  peculiarities, 
which  probably  no  one,  not  fixmiliar  with  their  practical  application, 
can  fully  understand,  and  which  render  that  law  comparatively  useless 
to  citize"ns  of  other  States,  and  therefore  not  a  proper  subject  to  be  no- 
ticed at  length  in  a  general  work  like  the  present.  Although  having 
access  to  the  statutes  of  this  State,  I  have  been  able  to  find  very  few 
statutory  provisions  upon  this  subject.     I  derive   ray  impressions  of 


(1)  Serp:.  L.  L  95,  110;  Morris  v.  Neijilimai). 

4  Dall.  209;   Com.  v.  Coxe,  lb.  170;    Iluide- 
koper  V    Dou<?lass,  lb.   392  ;    Ross  v.  Barl<er, 

5  Watts,    392;   Barnes   v.    Irvine,   lb.   497; 
Buret iliL'ld  V.   McCaulej',  3  Watts,  1. 

(2)  lb.  110,  11. 


(3)  1  N.  J.  L.  1,  2.  235. 

(4)  1  N.  J.  L.  166,  7,  8.  (See  lb.  9,  17  ; 
Lippineott  v.  Souder,  3  Ilalst.  161  ;)  Dela. 
St.  1843,  454,  6  ;  See  Tubba  v.  Lyucfa,  4 
Harriuff.  521. 


(a)  By  the  same  statute,  an  owner  in  fee  may  alienate,  subject  to  the  same  services  which 
he  himself  owes  to  the  cliiel  lord,  if  any;  or  a  part  of  the  lands,  suljjeot  to  proportional  ser- 
vices. The  feudal  exactions  are  abolished,  tenures  converted  into  socage,  and  past  aliena- 
tions placed  on  the  same  tooting.     But  rents  and  socage  services  are  not  discharged. 

[h)  A  patent  from  the  State  may  be  presumed,  on  proof  of  a  warrant  103  years  old,  loca- 
ted 67  years  ago,  and  a  possession  of  88  years.     Walls  v.  McGee,  4  Harring.  108. 

Si),  agrniit  from  the  State  may  be  presumed  on  aa  interrupted  possession  of  50  or  60 
years.     Tubbs  v.  Lynch,  4  Harring,  521. 
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the  land  law,  from  the  numerous  decisions  to  be  found  in  the  earlier  re- 
ports, a  few  of  which  I  subjoin.  A  large  part  of  them  relate  to  minute 
questions  of  boundary  ;  and  many  others  to  the  titles  o{ escheated  lands, 
obtained  under  escheat  ivarranls.  Tlie  mode  of  trial  in  ejectment  bj 
-plats,  has  also  given  rise  to  many  nice  questions.(l) 

185.  In  this  State,  by  a  late  act,  where  land  is  taken  up  under  a 
common  or  special  wari'ant,  or  warrant  of  resurvey;  20  years'  posses- 
sion gives  a  good  title  against  a  patent  from  the  State,  issued  on  such 
warrant.  But  this  is  not  to  affect  any  warrant,  &c.,  prior  to  the  act. 
(1818)(2) 

186.  The  proprietary  held  the  dominion  of  Maryland  and  property 
of  the  soil,  which  he  could  dispose  of  like  any  other  owner;  and  a 
party,  upon  acquiring  an  equitable  interest  by  a  warrant,  return  of  sur- 
vey, and  payment  of  composition  money,  could  compel  a  grant  from 
the  proprietary.(3) 

187.  The  Lord  Proprietary  could  not  be  affected  by  any  adverse  pos- 
session of  land  previous  to  a  grant.(4) 

188.  As  between  the  holders  of  general  or  common  land  warrants, 
there  is  no  priority  of  right  to  locate.  This  warrant  is  a  nacre  author- 
ity to  the  surveyor,  &c.,  to  make  the  survey,  and  the  certificate  is  the 
inception  of  title,  to  which  the  patent,  when  issued,  relates.  The  title 
remains  in  the  State  until  location,  and  passes  by  a  junior  warrant,  if 
first  executed. (5) 

189.  A  person,  having  made  a  survey  of  land,  obtained  a  certificate 
thereof,  and  paid  the  composition  money,  devised  the  land  ;  and  it  was 
held  by  himself  and  the  devisees,  about  74  years.  A  grant  was  actu- 
ally made  to  him  after  his  death.  Held,  this  grant  was  wholly  void, 
and  that  a  legal  grant  should  be  presumed  from  thecircumstances.(6)(a) 


(1)  See  Rogers  v.  Raborp,  2  Gill  A,  J.  54; 
Shilkiieclit  V.  Kaslburn,  lb.  114;  Thomns  v. 
Godfrey,  3,  142  ;  Wall  v  Forbes,  1  Ear.  <k 
G.  441  ;  Coursey  v.  Helmalev,  3  Bland,  458; 
Rossw.  Bladen,  lb.  464;  Hu<>-hlett,  lb.  475; 
Wampler  v.  Shipley,  lb.  183;  Railroad  v. 
Haye,  2,  259  ;  Norwood  v.  Norwood,  lb.  475  ; 
Andrews  v.  Scotton,  lb.  632  ;  Crawford  v. 
Berry,  11  Gill  k  J.  310  ;  St.  1842,  ch.  108  ; 
Wilson  V.  Inloes,  6  Gill,  121  ;  Buckingham  v. 
Dorsoy,  1  Md.  Ch.  31.  By  the  Declaration  of 
Rights,  (29,  sec.  33.)  oliurches,  glebes  and 
other  property  of  the  Church  of  England, 


shall  remain  such  fore^per.  Gifts,  devises,  &c., 
for  support  of  a  minister,  &c.,  without  leave 
of  the  legislature,  are  made  void,  unless  two 
acres  are  appropriated  for  a  church  and  burial- 
ground,     lb.  sec.  34. 

(2)  Md.  L.  1818,  ch.  90.     (See  1822,   128; 
1827,   201.) 

(3)  Howard  v.  Moale,  2  Har.  k  J.  249.   See 
Bordley,  2  Bland.  «2. 

(4)  Steuart  v.  Mason,  3  Har.  k  J.  531. 

(5)  Canal,  &c.  v.  Railroad,  &c.,  4  Gill  &  J.  1. 

(6)  Carroll  v.  Norwood,   5  Har.    &  J.   155; 
Hallu.  Gough,  lb.  120.) 


(a)  An  imperfect  title  in  the  land  office  is  a  chattel,  and,  as  such,  liable  to  execution. 
Coombs  V.  Jordan,  3  Bland,  303. 

A  party,  who  obtains  a  warrant  of  survey,  is  presumed  to  have  notice  of  a  prior  location, 
and  is  charpeablo  with  fraud  for  obtaining  a  patent  by  misrepresentation,  for  which  a  court 
of  equity  v/ill  set  aside  the  pate!\t.     IJoy  v.  Johnston,  2  Gill,  391. 

A  grant,  though  for  the  most  part  covered  with  water,  still  passes  to  the  grantee  all  the 
soil  under  tiie  water,  included  within  its  oulline.s,  suliject  only  to  the  rights  of  tiio  public  as 
to  fisiiiiig  and  navigation;  and,  if  encroached  on,  by  driving  of  piles,  and  erecting  a  liouse  or 
building  a  wliarf  tlioreou,  the  grantee  may  maintain  trespass  or  ejectment.  Ca.sey  v.  Inloes, 
1  Gill,  430. 

The  death  of  a  patentee  will  not  be  presumed,  in  order  to  support  a  title  to  land,  acquired 
in  violation  of  law  and  the  rules  of  the  land  office.     Leo  v.  Hoye,  1  Gill,  188. 

If  a  tract  of  land  call  to  begin  at  a  bounded  tree  by  the  side  of  a  branch,  and  to  run  the 
course  and  distance  to  a  known  boundary,  and  the  beginning  tree  be  lost;  tlie  commence- 
ment ot  the  first  line  of  the  tract  must  be  found,  by  reversing  the  course  and  distance  from 
the  known  boundary,  and   tlio  lino  to  the  branch  not  elongated  or  shortened  ;  the  expres- 
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190.  In  Virginia, (a)  the  price  fixed  for  public  lands  is  $2  for  100 
acre.<^,  to  be  paid  in  specie,  auditor's  warrants,  or  audited  certificates. 
Payment  is  made  to  the  treasurer,  upon  whose  receipt  the  auditor  gives 
a  certififate.  'i'his  is  lodged  in  the  land  otfice,  and  the  register  issues  a 
warrant,  authorizing  the  surveyor  to  survey.  There  shall  be  no  war- 
rant for  lands  vested  in  the  State,  for  non-payment  of  taxes,  or  grant  of 
unappropriated  lands  on  the  Chesapeake  Bay,  the  sea  shore,  or  that  of 
a  public  river  or  creek.  A  warrant  not  located  is  personal  estate; 
from  entry,  till  regularly  withdrawn  or  vacated,  it  is  real  estate.  The 
register  may  deliver  the  original  grant  to  the  bearer  of  his  receipt  for  a 
survey,  on  which  the  grant  is  founded.     If  there  is  no  surveyor,  entry 

sion  as  collie  branch  being  merely  descriptive  of  tlie  general  locality  of  the  tree,  and  not  an 
imperative  call,  locating  tiie  spot  where  the  tree  stood.  So,  although  by  the  reversal  of  the 
line,  the  beginning  is  shown  to  be  in  deep,  navigable  water,  at  a  great  distance  from  the 
shore,  or  where  the  lost  beginnitiir  could  not  have  stood.     Wilson  v.  Inloes,  6  Gill,  121. 

The  leading  object  in  the  gratification  of  all  calls,  is  certainty  in  the  location.      lb. 

In  general,  if  there  be  a  peremptory  call  to  an  oljject  of  length  by  a  course  and  distance 
line,  and  tliC  obj\"Ctcan  be  reached  b}'  gratifying  the  distance,  but  violating  the  course,  or 
by  conforming  to  the  course  and  disregarding  the  distance;  the  course  must  control  the  dis- 
tance,    lb. 

The  word  "  by,"  when  descriptively  used  in  a  grant,  does  not  mean  "  in  immediate  con- 
tact witli,"  but  "  near  "  to  the  object ;  and  "  near  "  is  a  relative  terra,  meaning,  very  unequal 
and  ditVereiit  distances.     lb. 

The  reason  assigned,  for  running  lines  of  lands  to  the  boundaries  called  for  at  their  termi- 
nations, instead  of  terminating  them  according  to  their  courses  and  distances,  is  not  exclu- 
sively, that  greater  certainty  as  to  the  iermzwi  of  sucli  lines  is  thereby  attained;  but  also, 
because  thus  locating  grants  is  more  beneficial  to  grantees;  and  it  is  a  rule  of  construction 
in  grants,  to  give  them  that  interpretation,  wliich  operates  most  strongly  against  grantors, 
and  in  I'avor  of  the  grantees.     lb. 

A  deed  or  patent  passes  nothing,  unles.s  the  land  described  is  susceptible  of  location,  or, 
in  other  wor.ls,  unless  the  survey  thereof  can  be  made  to  close,  either  as  to  the  whole  con- 
veyed, or  some  definite  part  thereof.     lb. 

If  land  be  granted  by  boundaries  only,  without  courses  and  distarices,  and  the  beginning 
or  any  subsequent  boundary  be  lost,  and  its  original  situs  cannot  be  proved,  the  entire  tract 
is  lost,  and  the  grant  becomes  inoperative. 

If  a  tract  be  granted  by  courses  and  distances  only,  without  calling  for  any  boundary  or 
object,  save  that  at  tlie  commencement  of  the  first  line,  and  it  be  lo>t,  and  no  proof  can  be 
adduced  of  the  beginning  or  ending  of  any  of  its  lines;  the  tract  becomes  a  nonentity,  and. 
the  grant  a  nullity.     lb. 

If  a  grant  be  made,  not  only  with  courses  and  distances,  but  with  calls,  it  has  a  principle 
of  self-sustentaiion,  not  possessed  by  grants  with  course  and  distance  only,  or  with  calls 
only.     lb. 

Where  a  grant  is  by  course  and  distance  and  calls,  if  the  beginnins:,  and  any  or  all  of  the 
boundaries,  save  one,  are  lost  and  incapalile  of  proof,  the  vitality  of  the  grant  still  continues. 
This  is  the  natural  import  of  the  express  words  of  the  grant.     lb. 

A  valid  survey  or  grant  may  be  made,  without  stating  any  natural  oViject  as  the  beginning 
of  its  first  line,  if  there  be  a  boundiiry  at  the  termination  thereof     lb. 

It  is  no  objection  to  a  grant,  that  tlio  place  of  its  beginning  is  covered  with  water,  whether 
navigable  or  otiierwise  ;  or  that  any  of  its  lines  run  across  such  water.      lb. 

In  cases  of  grants  of  land,  describing  it  by  courses  and  distances  and  calls,  the  courts  of 
Maryland  have  determined  that,  in  locating  them,  they  shall  first  be  run  b}^  the  calls ;  but 
if  that  be  impracticable,  then  by  course  and  distance.     lb. 

Where,  in  an  action  of  trespass  quare  dawsum.  a  warrant  of  resurvey  was  ordered,  and  a 
plat  of  the  land  was  executed,  and,  with  the  e.^cplanations  thereof,  was  offered  in  evidence, 
setting  forth  only  tliat  the  letter  A,  on  the  plat,  showed  where  the  defemiant  had  timber  cut, 
and  was  the  trespass  complained  of  by  tlie  plaintitf;  held,  the  plainlilf  could  not  prove  by 
the  surveyor,  that  certain  stars,  at  other  and  distant  places  upon  the  plat,  not  mentioned  in 
thee.vcplaii.ations,  represented  the  stumps  of  trees,  whicli  the  defemiant  had  once  admitted 
to  the  surveyor,  previously  to  the  survey,  to  have  been  cut  by  him.  Funk  v.  Hughes,  6 
Gill,  315, 

(a)  Before  the  year  178.3,  Yirginia  owned  the  territory,  since  formed  into  the  States  of 
Ohio.  Indiana  and  Illinoi.s.  Bv  an  act  of  cession  ami  deed  of  that  date,  she  granted  away 
all  the  territory  north-west  of  the  Ohio  River,  excepting  certain  reservations.  Henthorn  v. 
Doe,   1  Blackf   160. 
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may  Iju  made  with  the  clerk  of  the  county  court.  One  having  a  war- 
rant, and  wishing  to  locate  it,  may  lodge  it  with  the  chief  surveyor  of 
the  county,  designating  it  precisely.  Preference  is  given  to  the  war- 
rant earliest  (hated  ;  if  dated  on  the  same  day,  decision  is  made  by  lot. 
Entries  are  void,  unless  surveyed  within  two  years  from  date.  There 
shall  be  no  location  except  in  the  county  where  it  is  first  made.  If 
pai't  of  a  warrant  is  unappropriated,  the  holder  may  have  an  excha)ige 
warrant  for  such  part.  There  shall  be  a  survey,  and  an  indorsement 
stating  how  much  is  unappropriated.  If  the  whole  is  appropriated,  it 
accompanies  the  last  survey  made  by  virtue  thereof.  AVliere  there  has 
been  no  entry  or  location  upon  a  warrant  issued  on  or  before  February 
2,  1804,  the  holder  may  exchange  it.  A  surveyor  shall  not  within 
twelve  months  issue  a  certificate,  copy  or  plat,  except  to  his  employer, 
unless  a  caveat  to  a  grant  has  been  issued.  A  surveyor  shall  not  ad- 
mit an  entry  without  a  warrant  from  the  register.  Nor  shall  he  leave 
open  lines,  but  bound  b}'  marked  trees,  unless  there  is  a  water-course, 
or  an  ancient  marked  line.  The  breadth  of  each  survey  shall  be  at 
least  one-third  of  its  length  in  every  part,  unless  bounded  on  both  sides 
by  barren  mountains,  water-courses,  or  the  bounds  of  appropriated 
lands.  The  holder  of  a  plat  and  certificate  shall  return  it  within  twelve 
months  to  the  land  office  ;  otherwise,  or  where  the  breadth  is  not  suffi- 
cient, any  one  may  enter  a  caveat  against  a  grant.  So  one  having  a 
better  title  may  entet-  a  caveat;  but  if  he  does  not,  he  may  still  assert 
his  right  by  suit.  The  register  shall  not  receive  a  plat,  &c.,  plainly  in- 
terfering with  others,  and  dated  since  January  1,  ITWB,  but  such  sur- 
veys are  void.  Entry  upon  a  location  is  invalid,  where  land  has  been 
settled  thirty  years,  and  quit-rents  or  taxes  paid.  In  such  case,  the 
State  right  is  lost.  But  this  is  not  to  affect  any  entry,  &c.,  prior  to 
January  24,  17*J8,  nor  lands  forfeited  for  taxes,  nor  to  change  the 
statute  of  limitations.  The  party  prevailing  upon  a  caveat  may  have 
a  grant.  Aliens  may  transfer  warrants  or  certificates.  They  may  also 
purchase,  and  have  two  years  from  return  of  the  survey,  to  become  cit- 
izens, or  transfer  their  right.  A  land  warrant,  subsequent  to  February 
i,  1809,  shall  be  assigned  by  indorsement,  attested  by  two  or  more  wit- 
nesses. If  prior,  in  case  of  any  other  assignment,  and  upon  affidavit  of 
the  applicant,  he  may  have  a  new  warrant.  (The  form  of  a  grant  is 
prescribed,  and  it  shall  be  recorded.)  The  proprietor  of  highlands,  ad- 
joining swamps,  marshes  or  sunken  grounds,  if  under  disability,  is  al- 
lowed the  right  of  pre-emption  three  years  from  its  removal.  No  per- 
son shall  enter,  survey  or  take  up  land  held  as  surplus  in  a  patent  or 
grant,  after  the  death  or  alienation  of  the  grantee,  &c.,  nor  without  one 
year's  notice  to  him,  after  which,  unless  the  patentee  obtain  a  new  pa- 
tent, the  applicant  may  have  a  resurvey,  and  obtain  a  patent  for  the 
.surplus  land,  as  unappropriated.  But  the  former  patentee  lias  his  elec- 
tion to  assign  the  land  in  any  part  of  the  tract,  in  one  piece,  the 
breadth  to  be  at  least  one-third  of  the  length,  five  acres  per  100  to  be 
allowed  the  first  patentee  for  variation  of  instruments.  If  the  ai)})lica- 
tion  fails,  the  apj)licant  incurs  costs  ;  and  if  vexatious,  subjects  himself 
to  an  action.  Where  an  owner  of  land  finds  his  descri[)tion  to  be  un- 
certain, or  has  adjoining  lands,  or  locations  or  entries  adjoining  tracts 
of  lands,  and  wishes  to  have  thym  included  in  one  grant,  he  may  ob- 
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tftin  a  resurvej  by  appjication  to  court,  and   a  new  grant,  unless  a  ca- 
veat interpo.se.(l) 

191.  In  tlii.s  State  it  is  held,  that  reasonable  strictness  is  necessary  in 
an  entry  for  lands.(2) 

192.  Entry  of  "400  acres  on  the  south  branch  of  the  Potowinac,  ad- 
joining Lord  Fairfax's  land  at  the  mouth  of  Mill  Creek,''  (which  was  on 
the  west  side  of  the  river.)  Held,  this  included  no  land  on  the  east 
side.  (3) 

193.  An  entry  is  not  a  legal  title,  but  only  the  fir.st  step  towards  it. 

194.  So  a  warrant  is  a  mere  inception  of  title,  to  which  the  giant  re- 
lates, but  not  to  the  prejudice  of  fair  and  legal  intervening  rights.(4) 

195.  A  location  and  grant  have  precedence  of  a  prior  entry  and  sur- 
vey, vvdiere  the  prior  entry  does  not  include  the  lands  surveyed.  But 
a  title  under  a  warrant  is  not  affect^-d  by  the  survey's  containing  more 
land  than  the  warrant  authorized. (5) 

196.  No  entry  can  be  made  under  a  warrant,  exhausted  by  prior  en- 
tries. (6) 

197.  What  is  reasonable  time  for  a  warrantee  to  complete  his  title 
depends  on  the  circumstances  of  each  case.  But  where  a  warrantee  de- 
layed for  13  years  from  the  survey  to  tender  the  composition  money, 
&c.,  and  11  years  after  the  survey  another  person  had  the  land  surveyed, 
and  after  tender  by  the  former  obtained  a  grant ;  held,  equity  would 
not  relieve  the  former  warrantee. (7) 

198.  Land  occupied  under  a  patent  and  settlement,  is  not  subject  to 
a  treasury  warrant,  as  waste  and  unappropriated. (8) 

199.  Land  held  by  entry  and  survey  is  real  estate,  and  passes  to 
heirs.(9) 

200.  Warrants  and  surveys  are  assignable,  but  not  entries.(lO) 

201.  A  patent,  granted  by  one  State,  is  a  public  act,  entitled  to  "  full 
faith  and  credit,"  in  every  other.  Hence,  its  validity  cannot  be  colla- 
terally disputed  in  another  State,  upon  the  ground  that  the  survey  was 
a  f(jrgery.(ll) 

202.  Patent  for  a  tract,  containing  70,202  acres,  with  specific  bounds. 
The  survey  contained  a  surplus  of  42,000  acres,  held  by  rights  prior  to 
those  upon  which  the  patent  was  founded.  These  titles  were  reserved 
in  general  terms.  Held,  the  patentee  might  recover  in  ejectment  all 
the  lands  within  the  bounds  mentioned,  except  such  as  the  defendant 
could  show  to  be  included  in  the  reservation. (12) 

203.  An  entry  may  be  offered  as  presumjjtive  evidence,  to  identify 
the  calls  of  a  patent :  but  not  to  supply  points  of  description  not  found 
in  the  grant,  or  to  impair  or  aid  the  legal  title  founded  thereupon. (13) 

204.  A  patent  for  lands  covered  by  a  pri«jr  claim  does  not  pass  a  title 
to  the  patentee,  subject  only  to  such  claim.  But  if  the  latter  is  a  mere 
entry,  which  fails  to  take  effect  by  neglect  to  survey,  and  return  the 
plat,  the  land  is  open  to  a  warrant  in  favor  of  any  third  person.(14) 

(1)  I  Vir.  Rev.   C.  322-36.     See  St.  1840,  |      (7)  Curry  v.  Burns,  2  Wash.  121 


22    169. 

(2)  Hunter  v.  Hall,  1  Call,  206. 

(3)  lb. 

(4)  Johnson  v.  Brown,  3  Call,  259  ;  Picket 
V.  Dowdall,  2  Wnsh.  106. 

(5)  lb. ;  Johnson   v.  Buffington,  2  "Wash. 
116. 

(6)  Preston  v.  Harvey,  3  Call,  495. 


(8)  Norvell  v.  Camm,  2  Munf.  257. 

(9l  Morrison  v.  Ciimpbtli,  2  Rand.  206. 

(10)  lb. 

(1 1)  Lassiily  V.  Fontaine.  4  Hen.  &  M.  146. 

(12)  Hopkins  v.  Ward,  6  Munf.  38. 

(13)  Camden?;.  HHskill.  3  Rand.  462. 

(14)  Niciioia  V.  Covey,  4  Raud.  365. 
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205.  The  purchase  of  a  warrant,  and  a  consequent  entry,  is  no  pur- 
chase of  the  land,  until  a  grant  is  obtained. (1) 

206.  Before  the  revolution,  waste  lands  were  generally  taken  up  by 
order  of  council,  and  by  warrant  from  the  governor,  for  military  servi- 
ces. An  entry  in  the  council  books,  followed  by  an  order  of  council, 
gave  priority  of  grant.(2) 

207.  The  old  claims  of  the  crown,  by  the  treaty  of  17(13,  extended  to 
the  Mississippi.  And  upon  extinguishment  of  the  Indian  title  the  land 
vested  in  the  grantees  from  the  crown,  and  was  not  subject  to  new 
gTant  as  waste  land.  But  lands  not  previously  appropriated,  were  sub- 
ject to  location  by  treasury  warrants.(3) 

208.  A  court  of  equity  will  not  entertain  a  bill,  to  repeal  a  patent, 
filed  more  than  10  years  after  the  patent  was  issued. (4) 

209.  The  court  has  jurisdiction  to  set  aside  a  patent,  obtained  with 
knowledge  of  a  prior  entry.(5) 

210.  A  tenant  in  ejectment,  claiming  under  a  junior  patent,  founded 
on  an  inclusive  survey,  may,  to  show  possession  under  color  of  title 
prior  to  his  patent,  introduce  in  evidence  the  entries  for  the  different 
tracts  embraced  in  the  inclusive  survey,  the  order  of  the  court  authori- 
zing the  survey,  and  the  survey  itself,  it^' being  immaterial  whether  an 
adversary  possession  under  a  claim  of  title  be  under  a  good  or  a  bad,  a 
legal  or  an  equitable  title.(6) 

211.  Although  there  can  be  no  adversary  possession  against  the  Com- 
monwealth, and,  therefore,  a  junior  patentee  cannot  go  behind  the  elder 
patent  for  the  purpose  of  giving  color  to  his  possession  prior  thereto, 
yet  a  junior  patentee  may  go  behind  his  own  patent,  and  also  behind 
the  elder  patent,  for  the  purpose  of  giving  color  to  his  possession  from, 
or  subsequently  to,  the  granting  of  the  elder  patent.(7) 

212.  A  caveat  is  a  kind  of  equitable  process,  re  embling  an  in- 
junction, and  subject  to  equitable  rules.(8) 

218.  The  effect  of  a  caveat  is  to  preve  t,  not  to  set  aside  a  patent. 
But,  pending  a  caveat^  equity  may  repeal  a  patent  surreptitiously  ob- 
tained. It  is  said,  equity  will  not  interfere,  upon  grounds  which  were 
or  might  have  been  offered  upon  trial  of  a  caveat.  But  it  will  enter- 
tain jurisdiction,  if  circumstances  are  shown  which  render  it  proper, 
though  a  caveat  is  the  regular  remedy.  Thus,  "where  the  rights  of  the 
parties  cannot  be  adjusted  in  the  court  of  caveat^  but  the  aid  of  equity 
is  needed  to  give  each  his  proper  share  of  the  land,  for  which  one  has 
im[)roperly  obtained  a  patent.(i)) 

214.  A  caveator  must  prove  a  title  to  the  land  warrant,  under  which 
his  own  survey  is  made.(lO) 

215.  A  patent  will  not  be  set  aside,  upon  the  ground  of  an  equity 
which  would  have  given  a  better  title  upon  a  caveat  prior  to  the  grant, 
unless  the  plaintiff  was  prevented  by  fraud  or  accident  from  prosecu- 
ting a  caveat.{ii) 

(1)  lb.  j  land  v.  Cromwell,  4  Munf.   155;  Depew  v. 

(2)  Loyal,  *c.,  4  Call,  21.  Howard,  1  Munf.  293;  (^lirisiimi  v.  Chrislian, 
(.3)   Miir.'^liali  V.  Cliirk,  4  Call,  268.                  i  6  Minif.   534.     (Sec  Goosemaii  v.   Martin,  4 

(4)  Goodwin  r    McChicr,  3  Gratl.  291.  Munf.  533  ;   Johnson  v.  Bn.wn,  3  Call,  259; 

(5)  Hafran  u  Wardens,  3  Gralt.  315.  i  Lyne  v  J-iekson,  1  Rand.  114.) 

(6)  Shanks  v.  Lancaster,  6  Gratt.  110.  !      (10)  Cnrrie  v.  Martin.  3  Call,  28. 

(1)  lb.  I      (111  John.son  V   Brown,   3  Call,  259.     (But 

(8)  Preston  v.  Harvey,  3  Call,  495.  see  1  Rev.  C.  330 ) 

(9)  Wilcox  I'.  Calloway,  1  Wash.  38;  No-  ' 
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216.  Where  a  will  directs  the  sale  of  lands,  an  administrator  cum 
testa,  annex  ,  in  possession,  n-iv  by  caveat  prevent  the  issuing  of  a  patent 
therefor.(l) 

217.  Nothing  but  fraud  in  acquiring  a  legal  title,  or  an  omission  to 
bring  a  caveat  through  fraud,  accident  or  mistake,  furnishes  grountl  for 
relief  in  equity,  after  a  grant,  in  favor  of  one  having  a  prior  equity. 
By  actual  fraud,  in  such  case,  is  meant  actual  notice  by  the  patentee  of 
the  prior  equity .(2) 

2LS.  One  who  can  caveat  ought  to  do  so;  but  circumstances  may 
excuse  it.(3) 

219.  Where  a  caveator  relies  upon  an  exception,  he  must  prove  the 
lands  in  question  to  be  within  it.(4) 

220.  In  North  Carolina,  no  entry  is  allowed  for  lauds  west  of  the 
line  between  the  State  and  the  Cherokee  nation,  nor  for  lands  covered 
by  lakes,  though  hereafter  they  may  become  dry  ;  nor  for  marsh  and 
swamp  lands,  exceeding  50  acres  in  one  body.  But  a  subsequent 
clause  provides,  that  an  entry  may  be  made  for  marsh  or  swamp,  where 
any  one  marsh,  &c.,  does  not  exceed  2,000  acres ;  except  such  as  have 
been  surveyed  by  the  State  with  a  view  to  draining  and  reclaiming 
them.  Five  cents  per  acre  is  the  price  fixed  tor  entry  ;  or,  where  one 
person  enters  more  than  100  acres  in  one  survey,  or  in  one  year,  ten 
cents.  Payment  shall  be  made  by  December  31,  in  the  second  year 
after  the  entry ;  otherwise,  the  land  reverts  to  the  State ;  or  a  subse- 
quent enterer  may  obtain  a  grant.  Tlie  original  enterer  shall  not  re- 
enter the  lands  within  twelve  months  from  the  lapse  of  his  entry  by 
non-payment.  A  claimant  of  land  products  to  the  entry-taker  a  de- 
scription of  the  land  by  its  bounds  and  prominent  objects  ;  and  receives 
from  him  a  copy  of  the  entry,  with  its  number  and  date,  and  a  warrant 
to  the  surveyor.  The  surveyor  makes  out  two  plats,  to  be  returned 
within  twelve  months;  one  to  be  filed,  and  the  other,  with  the_  war- 
rant, annexed  to  the  grant.  Surveys  are  to  be  according  to  priority  of 
cxxivj  ;  and  a  grant  to  a  subsequent  enterer  is  invalid,  unless  it  be  for 
the  surplus  land  which  remains  after  the  survey  of  the  prior  enterer. 
Grants  are  issued  by  the  Secretary  of  State,  and  are  to  be  recorded  (or 
a  certified  copy  from  the  Secretary's  office)  in  the  county  registry.  If 
an  enterer  dies  before  grant,  it  may  issue  in  his  name,  and  enure  to 
the  benefit  of  all  parties  claiming  under  him.  Mistakes  in  surveys, 
&c.,  may  be  rectified  by  application  to  court.  Patents  illegally  issued 
may  be  vacated  in  the  same  way,  upon  scire  facias  brought  by  any 
other  patentee.  The  judgment  to  be  recorded  in  the  Secretary's  office. 
The  State  may  also  repeal  a  patent  illegally  obtained,  by  an  equity 
process  instituted  by  the  attorney -general. (5) 

221.  The  first  patent  or  grant  gives  the  best  title,  not  the  first  entry 
in  the  land  office,  unless  the  first  patentee  or  grantee  loses  that  title  by 
suffering  an  adverse  possession  of  seven  years,  without  entry,  claim  or 
action.  And  it  has  been  held,  that  the  first  grant  passes  the  legal  title, 
whether  there  was  any  entry  or  not.  In  such  case,  an  adverse  claim- 
ant might  perhaps  have  relief  in  equity.(6) 


(1)  Archer  v.  Saddler,  2  Hen  &  M.  370. 

(2)  M'Clun<r   V     Hiit;hes,    5    Rand.    453 
Jackson  v.  McGavock,  lb.  509. 

(3)  Hamilton  v.  Maze,  4  Call,  196. 

(4)  Marshall  v.  Clark,  lb.  268. 


(5)  1  N.  C.  Rev.  St.  249-56. 

(6)  Scekri^ht  v.  Bogen,  1  Hayw.  177; 
Dickey  v.  Hoodenpile,  lb.  359  ;  Deu  v. 
Mooney,  1  Mur.  401. 
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_  222.  Where  a  party  has  proved  bj  his  own  oatb  the  destruction  of 
his  patent,  he  will  not  be  allowed  in  the  same  way  to  prove  that  a  plat 
and  a  certilicute  of  survey  produced  was  annexed  to  such  patent.  As 
there  is  a  counterpart  of  all  the  old  patents  and  plats  lodged  in  the  Se- 
cietary's  office,  the  title  should  be  proved  by  the  production  of  such 
couriterpart.(l) 

223.  Eocks  in  a  river,  above  the  surface  of  the  water,  have  been 
hekl  vacant  property,  and  subject  to  the  entry  laws.  But  lands  under 
navio;able  waters  were  hekl  not  subject  to  entry  under  the  entry  law  of 
1777.(2)  -^  ^ 

224.  The  important  and  conclusive  effect  given  by  the  statute  in 
relation  to  proce.'^sioning,  whereby  two  inquisitions  of  the  j)rocessioner 
vest  an  absolute  title,  requires  the  court  to  view  the  proceedings  with 
a  vigilant  eye,  that  no  injury  may  accrue  from  tolerating  an  undue 
laxity. (8) 

225.  A  report  of  a  processioner  is  radically  defective,  which  does 
not  state  with  precision  the  claims  of  the  respective  parties,  so  as  to 
show  what  lines  were  disputed,  or  how  far  they  were  disputed. (4) 

226.  Where  two  patents  lap,  and  one  of  the  patentees  occupies  a 
portion  of  the  land  contained  in  both  grants,  it  is  a  possession  of  the 
whole.(5) 

227.  On  a  petition  to  vacate  a  junior  grant  by  several  persons,  of 
whom  one  only  has  any  existing  title,  the  misjoinder  is  no  bar  to  a 
judgment.(6) 

228.  The  relators  have  a  right  to  this  remed}',  whether  they  prove 
any  actual  damage  or  not,  the  subsequent  grant  being  i^er  se  a  cloud 
upon  the  owner's  title.(7) 

229.  Parties  claiming  under  a  junior  grant  cannot  impeach  an  elder 
one  directly  ;  much  less,  collaterally. (8) 

2o0.  A  payment  of  money  into  t!ie  public  treasury,  for  an  entry  of 
land,  without  the  certificate  required  from  the  Secretary  of  State  by  Kev. 
Sts.  c.  42,  sec.  22,  is  a  merely  voluntary  and  unauthorized  act,  and  not 
a  payment  on  the  entry,  so  as  to  entitle  the  party  to  a  grant.(U) 

2c>i.  The  proviso  in  the  act  of  J  842,  c.  '6b^  saving  the  rights  of  junior 
entries  "for  which  the  purchase-money  may  have  been  paid,"  is  to  be 
construed  as  not  preferring  a  lapsed  entry  before  a  junior  entry,  subsist- 
ing at  the  passing  of  the  act,  on  which  the  purchase-money  was  after- 
wards duly  paid,  and  a  grant  obtained  in  due  time. (10) 

232.  A  made  an  entry  so  vague  in  its  description  that  no  one  could 
tell  what  land  it  covered.  Afterwards  B  made  an  entry,  definite  in  its 
description.  A,  having  full  notice  of  this  entry,  caused  a  survey  to  be 
made  of  his  entry,  by  which  he  included  the  land  entered  by  B,  but  to 
do  so,  he  was  obliged  to  run  two  miles  in  length,  and  but  a  few  yards 
in  width,  and  pass  over  several  granted  lands,  and  upon  such  sur- 
vey obtained  a  grant  before  B  obtained  his.  Held,  that,  under  these 
circumstances,  A  was  to  be  looked  upon  in  the  same  light  as  a  junior 
enterer,  with  notice  of  a  prior  entry  of  B  ;  that  B's  title  was  preferabfe  ; 


(1)  Seokrio:lit  v.  Bogan.  1  Hayw.  178,  note. 
!"  (2)  Jones  V.  Jones,  1  Hay.  4jI  ;  Tatum  v. 
Sawyer,  2  Hawks,  226. 

(3'|  Hoyle  v.  Wilson,  7  Ired.  406. 

(4)  lb. 

(5)  Williams  v.  Miller,  7  IredoU,  186. 


(6)  Holland  v.  Crow,  12  Ired.  275. 

(7)  lb. 

(8)  lb. 

(9)  Buchanan  v.    Fitzgerald,    6  Ired.   Eq. 
121. 

(10)  lb. 
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and  that  he  had  a  right  to  a  decree  compelling  A  to  make  him  a  con- 
veyance, and  for  profits,  &c.(l) 

283.  Where  B  made  an  entry  of  land,  prior  to  a  conflicting  entry 
made  by  A,  and,  before  B  discovered  that  the  land  he  entered,  inclu- 
ding a  rock  quarry,  was  vacant,  he  had  agreed  to  purchase  part  of  a  tract 
of  land  which  A  claimed,  and  which  was  sii})po.sed  to  include  the  rock 
quarry,  but  in  the  agreement  the  rock  quarry  was  reserved  to  A  ;  it 
was  held,  that  this  formed  no  reason  in  equity  why  B  should  not  enter 
the  rock  quarry,  when  he  found  it  to  be  vacant.(2) 

28-i.  There  being  no  statute,  in  North  Carolina,  prescribing  the  time 
within  which  grants  must  be  issued,  where  the  entry  money  has  been 
paid,  a  person  Avho  pays  the  entry  money  ma}'  take  out  his  grant  when 
he  chooses,  subject  to  this  risk,  that,  if  another  person  enters  the  same 
land  without  notice  of  the  prior  entry,  and  first  obtains  his  grant,  this 
shall  be  preferred. (3) 

285.  One  who  makes  an  entry,  and  has  it  surveyed,  cannot  after- 
wards shift  its  location,  to  the  detriment  of  a  subsequent  enterer.(4) 

286.  Where  one  makes  an  entry  so  vague  as  not  to  identify  the  land, 
such  entry  does  not  amount  to  notice,  and  does  not  give  any  priority 
of  right,  as  against  another  individual,  who  makes  an  entry,  has  it  sur- 
veyed, and  takes  out  a  grant. (5)(a) 

287.  In  South  Carolina,  by  Statute  of  1784,  public  lands  were  autho- 
rized to  be  granted  and  sold  for  £10  (by  act  of  1785,  10  dollars)  per 
100  acres.  Provision  was  made  for  grants  to  those  who  had  located 
lands  on  or  before  January  1,  1775,  upon  warrants  of  survey,  and  had 
failed  to  obtain  grants.  A  commissioner  of  locations  was  provided  for, 
to  receive  entries  and  issue  warrants  of  survey  thereupon,  the  latter, 
with  a  plat,  to  be  returned  to  the  surveyor-general,  and  recorded. 
Upon  receiving  from  him  a  plat  of  the  land,  the  Secretary  of  State  to 
issue  a  grant,  the  same  to  be  recorded  in  his  office.  The  grant  to  be 
withheld  in  case  of  any  fraud.  Lands  upon  navigable  creeks  or  rivers 
to  be  laid  off,  by  measuring  four  chains  back  therefrom,  for  every  one 
fronting  on  and  bounded  by  the  same.  Surveys  of  land  lying  beyond 
the  Indian  boundary  declared  void.  By  act  of  1765,  land  gr.  nted  was 
not  subject  to  be  alienated  by,  or  taken  for  the  debts  of  the  grantee, 
until  paid  for ;  and,  unless  paid  for  in  12  months,  it  was  to  be  sold  at 
auction,  (See  below,  act  of  1787.)  The  surplus  proceeds,  after  paying 
the  price  and  expenses,  to  be  paid  to  the  first  grantee  in  indtnts.  If 
the  grantee  should  have  an  account  in  the  auditor's  office,  equal  to  the 
amount  due,  the  above  sale  to  be  suspended.  Where  no  grant  is  ob- 
tained for  six  months  from  retui'n  of  the  survey,  (or  from  the  survey,) 
a  grant  to  be  made  to  any  party  applying ;  but  a  grant  within  six 

(1)  Allen  V.  Gilreath,  6  Ired.  Eq.  252.  (4)  Munroe  v.  McCorraick,  6  Ired.  Eq.  85- 

(2)  Ih.  (5)  lb. 

(3)  Krous  V.  Long,  6  Ired.  Eq  259.  I 


(a)  See  further,  N.  C.  Term  R.  181  ;  3  Dev.  59;  4,  596,  419;  1  Dev.  &  Bat.  360,  210; 
Hoyt  V.  Rich,  4,  533:  Waugh  v.  Ricliardson.  8  Ired.  470;  Dula  v.  McGhee,  12  Ired.  332. 
It  is  helii,  that  under  the  act  of  1794,  a  grant  forover  six  iiundred  and  forty  acres  was  valid. 
Wendeiihail  v.  Cassels,  3  Dev.  &  B.  49.  By  a  late  act  (1844-5,  61,)  all  persons  who  liave 
made  entries  and  paid  for  them  since  Jan.  1,  1840,  shall  be  allowed  to  Jan.  1,  1847.  to 
receive  grants.  So,  also,  those  who  have  not  paid  But  the  act  is  not  to  affect  other  grants, 
or  junior  euterers,  or  swamps  in  the  easterly  part  of  the  State. 
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months,  except  to  the  warrantee,  to  be  void.  By  act  of  1786,  upon 
failure  of  the  warrantee  to  pass  the  survey  through  the  location  olfice 
for  six  months  from  the  survey,  the  commissioners  of  locations  to  cer- 
tify such  survey  for  any  applicant,  who  may  pay  the  fees.  By  act  of 
1787,  certain  officers  connected  with  the  public  lands  forbidden  to  pur- 
chase them,  under  penahy  of  £5,000,  removal,  and  perpetual  incapacity. 
Grants  of  lands  included  in  former  plats  and  grants,  or  surplus  lands, 
unless  made  to  the  former  grantees,  declared  void.  Grants  to  be  for- 
feited unless  the  purchase-money  be  paid  in  six  months.  Possession 
for  five  years  previous  to  July  4,  1776,  to  give  a  title,  and  subsequent 
grants  to  be  void.  By  act  of  1791,  lands  to  be  granted,  merely  upon 
payment  of  the  office  fees.  Lands  previously  granted,  but  not  actually 
taken,  to  be  conveyed  on  payment  of  4s.  8d,  specie,  or  paper  medium, 
per  100  acres.  If  not  taken  in  12  months,  to  be  sold  ai  auction.  (By 
act  of  1792,  extended  12  months  longer,  and  by  act  of  1791  till  Decem- 
ber 15,  next.)  Where  payments  have  been  made  without  particular 
apj)lication  to  one  or  more  tracts,  tlie  commissioners  to  sell  such  as 
they  may  think  proper.  By  act  of  1791,  {to  prevent  speculation  and  land 
jobbing,)  no  person  to  obtain  for  four  years,  more  than  one  warrant,  or 
grant,  nor  for  more  than  iOOO  acres.  Prior  grantees,  (or  other  persons 
interested,)  authorized  to  bring  trespass  against  subsequent  grantees  of 
the  same  land.  Grants  made  since  the  act  of  1791,  (which  authorized 
further  indulgence  to  prior  delinqu-!nt  grantees,)  of  large  tracts  of  land, 
which  have  not  been  elapsed,  and  not  noticing  them  in  the  plats;  declared 
to  have  been  obtained  fraudulently,  and  with  notice  of  the  title  of  such 
prior  grantees,  who  had  actually  settled ;  and  the  court  authorized, 
upon  proof  that  such  latter  grants  contain  settlements  made  under  former 
surveys,  to  declare  thera  void.  By  act  of  1797,  where  surveys  were 
made  and  returned  previous  to  January  1,  1792,  not  exceeding  640 
acres,  grants  may  be  issued  ;  the  State  not  to  warrant  the  title,  or  re- 
fund the  purchase-money  ;  the  applicant  to  make  oath  that  he  is  to  be 
the  real  purchaser ;  or  that  the  land  has  been  for  one  year  partly  culti- 
vated ;  and  that  no  person's  name  has  been  borrowed  for  obtaining  the 
lands.  By  act  of  1805,  grants  confirmed,  though  wanting  the  great 
seal  of  the  State  ;  and  future  grants  directed  to  be  sealed  with  the  small 
seal.(l) 

288.  An  elder  grant  s^;all  always  prevail.  It  can  be  set  aside,  upon 
a  caveat,  hj  a  subsequent  grantee,  after  it  has  received  the  great  seal. (2) 

2J9.  a  reservation  of  lands  for  a  town,  for  the  use  of  the  inhabitants, 
is  a  covenant  by  the  State,  that  it  shall  be  appropriate  I  to  no  other  use, 
and  makes  the  State  a  trustee  for  the  inhabitants.  Hence  a  subsequent 
grant  to  an  individual  must  be  founded  in  fraud,  or  obtained  by  false 
_suggestions.(8) 

240.  A  grant  upon  a  junior  survey,  taken  out  witliin  the  time  al- 
lowed fi^r  an  elder  warrantee  to  obtain  his  grant,  is  void. (4) 

241.  After  a  hearing  upon  a  caveat,  a  court  of  law  will  not  inquire 
into  the  priority  of  title  previous  to  the  grant. (5) 

242.  The  followin<i:  rules  are  laid  down  for  locating  lands  and  set- 


(1)  2  Brov.  Dip:.  2-13.  See  MoOolman  v. 
Wilkes,  .3  StroV)ii.  465  :  Owens  v.  Goode.  lb. 
474,  n. :    Faulkenberry  v.  Trui?sdell.  5,  221. 

(2)  Muse  V.  Laughridge,  2  Bay,  426. 


(3)  Hawkins  »,  Arthur,  2  Bay,  195. 

(4)  lb.  558. 

(5)  lb.  426;  Mounco  v.  Ingraliam,  lb.  454. 
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tling  boundaries,  tliough  subject  to  some  exceptions.  1.  The  actual 
marked  corners,  stations  and  lines  shall  be  preserved,  consistently 
with  courses  and  distances.  If  thej  disagree,  the  former  shall  prevail. 
2.  Natural  and  artificial  boundaries  shall  be  preserved,  unless  controlled 
by  more  conchusive  evidences  of  location.  3.  In  the  absence  of  these, 
courses  and  distances  control.  4.  Intervening  natural  marks  shall  be 
preserved,  if  possible,  if  designated  by  rule,  and  not  otherwise  con- 
troll  ed.(l) 

248.  Course  and  distance  will  control  natural  marks  or  boundaries, 
when  the  latter  are  evidently  inserted  by  mistake,  or  without  regard 
to  rule,  or  where  they  do  not  exist,  or  are  too  distant  from  other  marks, 
to  be  reasonably  presumed. (2) 

244.  As  the  State  cannot  be  disseized,  it  cannot  maintain  trespass  to 
try  titles.  For  a  trespass  on  public  lands,  the  remedy  is  by  inlorma- 
tion  for  intrusion,  brought  by  the  public  prosecutor,  and  a  bench  war- 
rant founded  thereupon. (8) 

245.  Where  a  grant  for  a  large  tract  covers  several  smaller  lots  pre- 
viously granted,  but  not  noticed  in  the  latter  grant  or  plat ;  such  grant 
is  not  void,  but  only  voidable  by  the  State,  or  by  parties  interested. (4) 

246.  Islands  in  a  river  pass  by  a  grant  of  "  all  lands  within  two 
miles  of  said  river,"  the  grant  being  made  to  a  company  for  improving 
the  navigation. (5) 

247.  Lands  recently  purchased  by  the  State,  from  a  corporation  to 
whom  tliey  were  formerly  granted,  are  not  vacant  lands.  Hence  a 
grantee  acquires  no  good  title  to  them. (6) 

248.  In  Georgia,  grants  to  deceased  grantees  are  made  valid.  Also, 
those  to  married  women.  Judgment  creditors,  or  attaching  creditors, 
of  per.-ons  who  have  drawn  lands  in  a  lottery,  may,  for  want  of  other 
property,  take  out  grants  of  such  lands,  and  subject  them  to  legal  pro- 
cess. By  act  of  1777,  lands  were  to  be  granted,  on  condition  that  the 
grantees  should  settle,  cultivate  and  occupj-,  within  six  months,  or  as 
early  as  practicable,  if  disturbed  by  any  enemy.  Preference  shall  be 
given  to  those  who  have  previously  had  allotments,  and  continued  m 
the  State,  and  settlers  on  lands  not  heretofore  allotted  or  granted.  If 
a  grantee  leaves  the  land  within  five  years,  an  assignment  of  his  grant 
becomes  void,  and  the  land  may  be  regranted,  upon  proof  of  his  having 
left  the  State.  The  form  of  surveys  regulated;  substantially  the  same 
as  in  Virginia,  &c.  100  acres  of  land  to  be  granted  to  the  builder  of  a 
grist-mill ;  500  to  the  builder  of  a  saw-mill;  and  2,000  to  the  builder  of 
iron  works,  who  shall  work  them  for  five  years.  By  act  of  1780,  an}^  per- 
son, bringing  his  family  into  the  State,  is  made  entitled  to  a  grant  of 
200  acres  for  himself,  and  50  for  each  member  of  his  family.  Any 
person  giving  security  for  the  erection  of  iron  works,  to  be  entitled  to 
a  grant  of  2,000  acres  for  a  forge,  2,000  for  a  bloomery,  and  2,000  for 
a  furnace.  Grants  to  issue,  notwithstanding  the  loss  of  warrants  and 
returns.  Warrants,  &c.,  for  lands  within  the  Indian  lines  declared 
void  ;  also  grants  surreptitiously  obtained.     By  act  of  1788,  any  master 


(1)  2  Con.  115;  Sumter  v.  Bracey,  2  Bay, 
516;  (olclougb  v.  Richardson,  1  McCord, 
167  ;   Welch  v.  Philips,  Ih.  215;    2  Bai  78. 

(2)  1  McCord.  167,  215;  Nelf3on  v.  Frier- 
son,  Il>.  232  ;  Stok^a  v.  Holliday,  255  ;  Bond 
«.  Qualtlebaum,  584. 


(3)  State  V.  Arledge,  1  Bai.  551 ;   2,  401, 

(4)  liugKiiis  ».  Brewer.  2  Bai.  25. 

(5)  McMullen  v   McCulloch,  2  Hal.  34«S. 

(6)  State  V.  Arledge,  2  Bai.  401. 
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of  a  family  to  have  200  acres  as  bis  own  head  rigid,  and  50  for  each  of 
his  family,  paying  ior  the  hitter  a  small  consideration.  The  grant  not 
to  exceed  1,000  a'cres,  and  to  be  made  on  condition  of  12  months'  pre- 
vious cultivation,  of  three  acres  per  100;  otherwise,  the  party  to  have 
no  power  of  disposing  of  the  land,  except  by  will.  In  deCault  of  pay- 
ment of  the  purchase-money  within  12  months  from  date  of  the  w^arrant, 
the  land  to  be  deemed  lapsed,  and  subject  to  a  new  grant.  A  grant  to 
be  withheld  in  case  of  caveat.  The  mode  of  proceeding  upon  caveats 
prescribed.  Warrants  to  be  granted  by  the  justices  of  each  county, 
upon  oath  of  the  applicant,  showing  himself  entitled.  The  warrants  to 
describe  the  boundaries  of  the  land,  as  nearly  as  practicable,  and  not 
to  cover  lands  previously  taken  up.  Grants  to  issue  upon  past  war- 
rants. Also,  to  pc'sons  who  have  settled  in  the  State  coniormably  to 
a  proclamation  of  1778,  and  fixed  some  mark  of  possession  upon  vacant 
tracts.  Surveys  beyond  the  Indian  line  declared  void.  By  act  of 
1784,  sales  to  settlers  of  lands  in  two  new  counties  regulated,  for  the 
price  of  3s.  per  acre,  to  be  secured  by  mortgage.  Inhabitants  of  Vir- 
ginia to  have  ivarrants  of  reserve,  agreeably  to  an  act  ordering  a  reser- 
vation of  200,000  acres  for  their  benefit.  20,000  acres  in  each  county 
to  be  laid  off  for  a  college.  Citizens  of  other  States,  making  oath  of 
their  intenticm  lo  become  inhabitants,  to  have  warrants  for  not  more 
than  1,000  acres,  on  reserve  for  12  months.  The  warrants  to  be  void, 
upon  lailure  of  settlement  within  that  time.  The  governor,  &;c.,  to  issue 
grants,  and  hear  caveats.  (By  act  of  1789,  the  governor  alone.)  By 
act  of  1785,  no  person  to  obtain  a  grant,  &c.,  except  for  himself  and  his 
family.  Three  acres  per  100  to  be  cultivated  in  18  months;  otherwise, 
the  land  subject  to  a  treble  tax.  A  survey  interfering  with  a  prior 
one  to  be  void.  In  case  of  two  grants  ;or  the  same  land,  the  prior  sur- 
vey to  have  preference,  so  far  as  to  give  the  party  holding  it  an  action 
for  damages  against  the  other,  and  subject  the  land  to  be  taken  in  ex- 
ecution. Bv  act  of  1786,  the  recording  of  grants  wiihin  12  months  in 
the  surveyor's  office  dispensed  with.  No  warrant  to  be  out  of  date,  if 
surveyed  wiihin  twoyears  from  date.  By  act  of  1787,  surveys  and  grants 
of  the  Indian  lands  "declared  void.  By  act  of  1789,  the  plat  ol'  every 
survey  to  set  forth  the  beginning  corner  thereof.  By  act  of  1815,  pro- 
vision" made  for  resurveys,  where  grants  have  been  made  and  reconled, 
but  the  plats  are  not  recorded.  By  act  of  1818,  grams  upon  head  rights 
limited  to  three  years  from  survey.  By  act  of  lfc86,  jurisdiction  of 
caveats  taken  from  the  governor,  and  vested  in  the  courts.  By  act  of 
1848,  where  there  have  been  two  grants  of  the  same  tract,  the  governor 
mav  correct  the  error.(l)(a) 

249.  In  Alabama,  the  governor  issues  patents  for  public  lands,  after 

(1)  Prince,  213-14,  512,  540;   Ga.  St.  1843,  73  ;   1842,  120,  121. 

{a)  In  arMition  to  the  acts  of  Georgia,  ab-jve  imperfectly  noticed,  tliore  are  numerous  .ita- 
tutes  rt'Kulatiii*;  tlie  dispo.sition  of  puitiic  lands  by  lotttrits.  Tliese,  iiowever,  arc  ciiicfly 
local  83  well  as  tanpurarij.  in  tlicir  operation.  As  lo  jj;rants  by  the  State  to  tlie  United 
Slates,  8e«  Howard  v.  Ingersoll,  13  How.  381.     See  also  Lamb  v.  Harris,  8  Goo.  546. 
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payment  of  the  price  into  the  treasury.     Patents,  &c.,  are  recorded  by 
the  Su'cretary  of  State. (l)(r') 

250.  In  Tennessee,  the  hiws  upon  this   subject  are  in  many  respects 
the  same  witli  tho.se  of  North   CaioHna.     By  act  of  1799,  inhabitants 
south  oi'  French  Broad  Kiver  have  the  preference  to  enter  by  pre-occu- 
pancy,  if  the  entries  are  made  within  the  time  prescribed     Improveineni 
consists  in  a  house  built,  hind  enclosed  and  cultivated,  or  part  thereof. 
In  case  of  dispute  between  occupanis,  a  special  jury  may  be  summoned 
to  try  the  title.     The  prevailing   party,  upon   presenting  a  copy  of  the 
verdict,  obtains  a  certificate  and  oider  of  survey  ;  and   the  purchase- 
money  is  refunded   to   the  other.      Where  a  second  claim   to  lands  is 
made  with  the  entry  taker,  the  party  gives  bond  to  prosecute  such  claim. 
Every  survey  shall  be  bounded  by  conditional  or  natural  boundaries,  or 
right"^lines  running  oast,  west,  north  and  south,  and  shall  be  an  exact 
square  or  oblong,  or  the  length  not  exceeding  double  the  width,  unless 
such  lines  interfere  with   previous  grants  or  surveys,  or  the  land  lies 
upon  a  navigable  river,  which  shall  be  one  bound.     No  survey  to  ex- 
ceed 6i0  acres.     Any  improver,  making  an  entry  on  or  before  the  first 
Moiulay  in   March,  18U0,  to  have  a  preference,  unless  there  is  some 
other  just  claim,  paying  $25   per  100  acres,  not  exceeding   6  lO  acres. 
Entries  to  be  void,  unles?' payment  be  made  within  twelve  months  there- 
from.(2)     By  act  of  1806.  the  State  is  districted  for  the  sale  of  public 
lands,  (in  pursuance  of  an  act  of  Congress;)  and  the  lands  are  divided 
into  sections  in  substantially  the  same  way  (the  sections  being  six  miles 
square,  and  the  lines  run  north  and  south)  with  the  lands  of  the  United 
States.     Every  survey  to  be  connected,  if  possible,  with  some  line  of 
a  section,  and  to  conform  lo  any  spot  of  notoriety  specified  in  the  warrant. 
Keservations  of  640  acres  to  be  made  for  schools.     Provision  made  ior  a 
lottery  upon  a  certain  day.     A  party  holding  a  warrant,  which  he  wish- 
es to  locate,  shall  give  a  specific 'description  of  the  lands  which  he  has 
in  view.     The  length  not  to  exceed  double  the  breadth,  unlessjjounded 
by  other  claims.     In  case  of  several  applications  at  the  same  time,  the 
priority  shall  be  decided  by  lot.     The  suiveyor  shall  deliver  a  plat  and 
certificate  to  tiie  party,  and  record  the  same.     After  survey,  an  adverse 
claimant   may  interpose  a  caveat  to  a  grant.     If  he  prevail,  he   may 
claim  a  plat  and  certificate.     Grants  shall  be  recorded  by  the  register. 


(1)  Aik.  Dia:.  95,  tJ ;  Clay,  158.  As  to  tlie 
laws  of  Mississippi,  see  Miss.  L  87  :  Hester  v 
KenlirouK-li,  1'2  «  &  M.  659;  Grand,  .tc.  v. 
Bryan,  8,  234;  McAfee  v.  Keini,  7,  780;  Hit- 
tuk,  &o  V.  Walls,  lb.  363.  See  Bulloek 
V.  Wilson.  5  For.  338  ;  Coiulitr  v.  Orms, 
7  For.  iS  ;  Rodders  v.  Kawliuf^'S,  8  For. 
325;  Doe  v.  Hunt,  4  Alab.  (N.  S.)  129; 
Mann  v.  Bissout,  4,  731  ;   Hudson  v.  Miluer 


12  Ala.  667  ;  Mitdiell  v.  Cobb,  13,  137  ;  Yar- 
borough  V  Hood,  lb.  176;  WelLs  t;.  Thomp- 
son, lb.  793:  James  v.  Seolt,  9  Ala.  579; 
Pollard  V.  Greit,  8,  930. 

(2)  1  iScott.  624,  8.  See  Graham  v.  Smith, 
1  Hnnipli.  546:  Kelly  v.  Hare.  lb.  163; 
{'hester  V.  Iluiibard,  2,  354;  Brown  v.  Mas- 
sev,  3,  470;  Davis  v.  Broomfield,  3,  174; 
Baguell  V.  Broderick,  13  P<jt.  4 J 6. 


(a)  It  is  held  in  tliis  State,  that  entry  and  payment  give  an  inchoate  title  to  public 
lands  wliich  is  descendible  and  transferable.  Goodlet  u.  Smitiison,  5  For.  245;  Wrii^iit  v. 
Swan.  6,  84.  Non-payment  for  lands  purcliased,  under  the  act  of  1800,  does  not  cause  a 
forfeiture  of  them,  till  again  otl'cred  tor  sale.  Rogers  v.  Rawlings,  8,  325.  But  where  a 
grant  is  made,  to  be  forfeited  on  breach  of  condition;  a  breach  ipso  facto  causes  forfeiture. 
Kennedy  V.  McCarmey,  4  Fort.    141. 

Where  a  partv  had  an  equitable  title  to  one-half  of  a  tract  of  land,  of  which  the  line  had 
not  been  run  and  ascertamed,  and  was  not  one  of  tlie  subdivisions  of  land  known  to  the 
land  office,  a  possession,  to  be  noticed,  must  cover  the  entire  tract  claimed.  Hanrick  v. 
Thompson,  9  Ala.  409. 
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When  a,  surveyor  has  reason  to  suppose  that  one  holds  more  Land 
than  a  survey  or  grant  authorizes,  he  may  resurvey.  If  the  excess  is 
not  more  than  10  per  cent,  it  shall  not  be  held  an  error ;  if  it  is  more, 
the  party  may  locate  it  by  a  new  warrant  within  three  months ;  but,  if 
the  excess  is  more  than  one-quarter  of  the  whole,  the  land  shall  be  held 
vacant.  In  the  second  case,  if  the  party  so  elects,  he  may  leave  out  the 
overplus  where  he  sees  fit,  in  one  tract,  by  straight  lines,  run  to  the 
cardinal  points,  as  nearly  as  possible.  If  he  does  not,  it  may  be  done 
by  the  surveyor,  and  the  applicant  for  a  resurvey  shall  have  a  prefer- 
ence for  the  surplus  land  for  three  months;  if  no  applicant,  or  after 
such  time,  it  may  be  disposed  of  to  any  person.  Where  a  grant  falls 
short  of  the  warrant,  the  holder  may  have  a  new  warrant  for  the  defi- 
ciency, if  amounting  to  ten  per  cent.  Provision  is  made  ^or  procession- 
ing lands,  for  the  purpose  of  ascertaining  their  bounds.  Also  for  grants, 
founded  upon  entries  made  under  the  laws  of  North  Carolina  ;  and  for 
new  grants  in  place  of  those  defeated  by  better  titles,  or  of  those  which 
cannot  be  located  for  defective  description.  A  board  of  commission- 
ers is  appointed,  to  settle  claims  under  warrants,  &c.  Where  one 
wishes  to  obtain  a  title  to  land,  in  consequence  of  a  grant  of  better  title 
covering  the  land  called  for  in  his  patent,  he  shall  produce  to  the  com- 
missioners the  grant,  and  the  mesne  conveyances,  if  any,  under  which 
he  claims,  together  with  a  certified  copy  of  such  better  title,  and  a^con- 
nected  plat  ol"  the  tracts.  Upon  proof  of  such  better  title,  a  certificate 
issues,  and  is  recorded,  authorizing  a  new  grant,  and  the  former  grant 
thereby  becomes  invalid  as  to  the  part  of  the  land  referred  to.  A  sim- 
ilar certificate  issues,  where  a  grantee  proves  to  the  commissioners,  that 
for  any  cause  he  is  unable  to  identify  the  land  granted.  Acts  of  No- 
vember, 14,  1801,  repealed.  Provision  made  for  obtaining  grants  from 
the  commissioners,  upon  prior  warrants  issued  by  the  Secretary  of 
State.  No  grant  to  be  evidence  of  a  claim,  unless  previously  recorded 
in  the  county  register's  office.  Grants  from  North  Carolina,  to  be  void 
unless  recorded  before  June  1, 1807.  liegisters  to  record  with  the  grant 
the  certificate  of  survey.  An  act  of  September  6,  1806,  provides  for 
the  granting  to  occupants  of  lands  south  of  French,  Broad  and  Holstein, 
and  west  of  Big  Pigeon  rivers,  in  pursuance  of  an  Act  of  Congress. 
The  price  to  be  $1  per  acre ;  the  quantity  not  to  exceed  640  acres  ;  one- 
tenth  of  the  price  to  be  paid,  and  then  a  patent  to  issue,  specifying  the 
amount  due;  but  the  party  to  have  no  power  of  transferring  the  land, 
except  by  subjecting  it  as  security  for  the  sum  due.  The  land  to  be  laid 
off  into  townships,  like  United  States  lands,  with  reservations  for  schools. 
The  party  to  return  a  plat  and  certificate  of  survey  on  or  before  the 
day  when  the  first  instalment  falls  due.  No  grant  to  issue  to  the  as- 
signee of  a  plat  and  certificate,  unless  the  assignment  be  made  upon 
tlfe  plat,  &c.,  and  certitied  by  the  surveyor-general.  The  mode  of  pro- 
ceeding upon  caveats  prescribed.  Also  the  mode  of  settling  disputed 
lines,  through  a  special  jury,  unless  a  compromise  be  made,  wliich  shall 
bind  the  parties.  A  summary  process  provided  for  collecting  purchase- 
money  due.(l) 

251.  By  Statute  of  1821,  where  sales  for  taxes  are  made  on  entries 

(1)  1  Pcott,  889,   926;   Add.  lb.   980;  St.  I  H;   1829,  2.3,  (relating  to  occupant;)  1832, 
1821.  49,  32,  (terminritint;  p:riiiitR  upon  North     40;   1833,  12,  3. 
Carolina  claims;)  1323,  24;    1825,24;    182G,  ' 
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and  plats  and  certificates,  the  purcbaser  may  take  out  a  grant  m  tlie 
name  of  the  original  o\vner.(l) 

252.  Bv  Statutes  of  1828,  the  survey  to  be  made  within  12  months 
from  entrv  ;  the  plat  and  certificate  returned  in  six  months  from  sur- 
vey ;  and"  the  grant  issued  in  12  months  thereafter.  The  quantity  of 
land  entered  limited  to  6-10  acres.(2) 

258.  By  Statute  of  182-i,  no  entry  shall  be  made  of  land  occupied  or 
cultivated  by' another,  without  previous  notice  to  him.  Plats  and  cer- 
tificates are  made  assignable.(o) 

254.  By  Statute  of  1882,  warrant  or  certificate  holders  may  obtam 
grants  of  vacant  land,  not  interfering  with  prior  occupants.  Persons 
claiming  by  occupancy,  entry,  grant  or  deed,  a  less  quantity  of  land 
than  200  acres,  may  increase  it  to  that  amount,  not_  interfering  with 
prior  occupants.  The  provision  applies  to  any  reservation  or  occupancy 
for  the  building  of  mills,  or  the  promotion  of  public  or  manufacturing 
improvements.  Entries  may  be  assigned,  and  the  assignee  have  a 
grant.(4:) 

255.  By  Statute  of  1835-6,  grants  may  issue  upon  lost  warrants,  upon 
certain  conditions.(5) 

256.  An  entry  must  be  made  in  a  square  or  oblong,  if  there  be  suffi- 
cient vacant  land;  or,  if  not  thus  entered,  it  should  be  thus  surveyed. (6) 

257.  In  order  to  establish  the  specialty  of  an  entry,  it  is  not  requi- 
site that  the  object  called  for  be  notorious  at  the  time  of  making  such 
entrv,  provided  it  become  so  before  the  inception  of  an  adverse 
claim  (7) 

258.  An  entrv  which  calls  for  natural  and  artificial  objects  is  spe- 
cial.(8) 

259.  An  elder  entry  with  a  younger  grant  will  not  prevail  over  a 
younger  entry  with  an  elder  grant,  unless  the  first  entry  is  special  in 
its  caFls,  and  conforms  to  its  own  grant  and  survey.  If  it  deviate  from 
the  survey,  so  as  to  interfere  with  the  junior  entry,  it  is  void,  though 
the  latter  be  not  surveved  within  a  Year.(!^t) 

260.  An  entry  and  survey,  though  returned  after  12  months,  give  a 
good  title  against  an  entry  subsequent  to  such  return.  But  an  entry, 
not  surveyed  within  12  months,  is  void  against  a  subsequent  entry.  If 
there  be  none,  and  the«entry  is  surveyed  according  to  its  calls,  and  a 
grant  issued,  the  grant  relates  to  the  entry, 

261.  So  an  entry,  not  seasonably  surveyed,  is  good  against  all  subse- 
quent entries,  which  could  be  surveyed  in  a  square  or  oblong.(lO) 

262.  A  younger  entry,  with  a  prior  survey,  prevails  over  an  elder 
entry  with  a  younger  survey,  though  the  survey  upon  the  younger  en- 
try be  not  made  within  12  months.(ll) 

268.  Where  the  boundaries  of  land  cannot  be  founc],  and  a  resurvey 
is  had,  if  this  reasonably  conform  to  the  calls  of  the  grant,  though  not 
strictlv  correct,  the  grantee  acquires  a  valid  title,  by  estoppel,  against 


(1)  lb.  48. 

(2)  lb.  44,  65. 

(3)  lb.  31. 

(4)  lb.  42-3-4. 

(5)  II).  151.     See  further,  St.  1839-40,  24. 

(6)  M'Gavoek  v.  Shannon,  5  Yerg.  128; 
Mitcliell  V.  Tliompson,  1   McLenn,  99. 

(7)  Talbot  V.  McGavock,  1  Yerg.  262. 

Vol.  II.  18 


(8)  Clark  v.  Hunt,  5  Yerg.  278. 

(9)  Craig  V.  Miller,  3  Yerg.  248;  Taughn 
V.  Brown,  5  Yerg;.  236. 

(10)  llhode.si;.  Perkins, 4 Yerg.  170;  Vaui^ha 
V.  Hatfield,  5  Yerg.  236  ;  McGavock  v.  Shjia- 
non,  5  Yerg.  128. 
(11)  Vaughu  V.  Hatfield,  6  Yerg.  236- 
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the  State,  and  any  subsequent  enterer.     The  grantee  is  also  estopioed  to 
dispute  the  re-markirtg .{1) 

26-i.  A  grantee  raaj  re-mark  for  himself,  to  confirm  his  boundary, 
where  the  State  has  neglected  to  mark  tlie  lines.  But  if  he  wiltully 
include  vacant  lands  in  his  lines,  such  re-marking  is  fraudulent  and 
void.(2)(a) 

265.  A  promise  by  A  to  B,  to  surrender  to  B  so  much  of  A's  grarit 
as  was  covered  by  B's  entry,  is  no  agreement  about  boundary,  and,  if 
made  by  parol,  cannot  be  offered  in  evidence  in  an  ejectment  suit.(3)  _ 

266.  "The  amendment  of  the  boundaries  of  a  grant,  upon  petition,  is 
conclusive  against  subsequent  entries,  even  though  incorrect  (4) _ 

267.  A  grant  is  conclusive  evidence  of  a  survey  of  the  land. (5) 
263.  An  actual  survey  is  evidence  of  the  land  granted,  though  part 

of  the  laud  is  not  covered  by  the  calls  of  the  grant,(6) 

269.  A  grant  may  be  offered  in  evidence,  though  not  registered  in 
the  county  where  the  land  lies.(7) 

270.  A  grantee  of  lands,  covered  by  the  Indian  right,  takes  a  good, 
title  as  to  the  State,  subject  only  to  this  incumbrance.     But  an  entiy  and 
grant,  prior  to  the  act  of  1823,  ch.  49,  of  lands  reserved  to  the  Cliicka- 
saws,  were  held  void. 

271.  So  a  State  grant  of  lands  to  which  the  Cherokee  title  had  not 
been  extinguished. (8) 

272.  The  legislature  has  a  right  to  pass  laws  for  quieting  the  posses- 
sion of  occupants  and  settlers  ;"and  such  laws  will  be  enforced,  unless 
plainly  repugnant  to  acts  of  Congress.(9) 

273.  An  occupant  gains  a  prima  facie  title,  to  the  extent  of  his 
entry  though  he  cultivate  but  a  small  part  of  the  land.(10)(i) 

274.  The  laws,  securing  to  the  possessor  of  lands  belonging  to  the 
federal  government  the  quiet  enjoyment  thereof,  were  valid  and  proper; 
but  they  conferred  no  title  on  the  occupant,  which  formed  a  considera- 
tion for  a  contract ;  and,  when  he  abandoned  the  possession,  his  rights 
were  t:one.(ll) 

275.  The  owner  of  200  acres  is  not  entitled  to  the  preference  of 
entr}',  under  the  law  authorizing  extension  entries ;  and,  if  an  entry  be 
made  by  such  owner,  it  may  be  set  aside  on  the  legal  application  of 
another^  entitled  by  law  in  other  respects  to  mtke  the  entry. (^12) 


(1)  Garner  v.  Norris,  1  Yerg.  62  ;  Houston 
V.  Pillow,  1  Yerg.  481  ;  Davis  v.  Snaitb,  lb. 
496. 

(2)  Houston  V.  Pillow,  1  Yerg.  481. 

(3)  Proffit  V.  Williams,  1  Yerg.  89. 

(4)  Malseley  v.  Kensinger,  2  Yerg.  72. 

(5)  Garner  v.  Norris,  1  Yerg.  62. 

(6)  lb. 


(7)  Cox  V.  Bowman,  2  Yerg.  108. 

(8)  Blair  V.  Pathkiller,  2  Yerg.  407;  M'Le- 
more  I'.  Wrigiit,  2  Yerg.  326;  Gillespie  v. 
Cunninsliam,  2  Humph.  19. 

(9)  Peltyjoliu  v.  Akers,  6  Yerg.  448. 

(10)  lb. 

(11)  Barnhart  v.  Neisler,  6  Humph.  493. 

(12)  Lacy  v.  Anderson,  6  Humpli.  495. 


{a)  If  granted  land,  not  ori.uinally  marked  by  the  surveyor,  or  whose  marks  have  become 
obliterated  or  obscure,  be  afterwards  marked  or're  marked  by  the  owner  oClhe  whole  «r  a  part, 
in  good  faith,  and  in  reasonable  eoidormity  with  tiie  calls  (whieli  are  questions  lor  the  jury ;) 
the  owTier,  tiie  State  and  subsequent  parties  are  tiiercby  estopped  :  tlie  owner  from  claira- 
in<r  1  md  not  included  in  these  lines,  and  the  State  from  claiming  that  which  is  included. 
Eiggs  V.  Parker,  1  Meigs,  43. 

('/)  With  regard  to  tlie  land  laws  of  Tennessee,  I  must  charge  myself  with  more  omissions 
than  in  those  of  anv  other  State.  Tliese  laws  are  so  exceedin^iiy  voluminous,  and  at  the 
same  time  so  destitute  of  arrrangement,  evfn  in  collections  which  purport  to  einliody  !<ystera- 
ati  ally  the  whole  statutory  laws  of  the  State,  that  I  have  found  rny.'-eir  obliged  to  stled 
such  provwious  as  seemed  to  me,  perhaps  erroneously,  the  most  leading  and  important. 


GHAP.  LXXIX.]         PATENT,  SURVEY,  ETC.  275 

276.  The  act  of  limitatioas  of  1837,  c.  1,  sec.  11,  operating  on  a  quiet 
possession  of  tliree  years,  confers  validity  on  extension  entries,  made 
by  persons  owning  more  than  200  acres  at  the  time  of  such  entry.(l) 

277.  When  a  location  is  tendered,  including  land  which  the  locator 
may  lawfully  enter,  and  hind  which  is  not  subject  to  his  entrv,  the 
entry  taker  should  reject  the  entire  location. (2) 

278.  The  43d  section  of  the  act  of  1807,  c.  2,  gives  the  enterer  the 
right  to  the  quantitv  of  the  land  called  for  by  his  entry,  provided  the 
land  was  vacant  at  its  date,  and  could  be  included  by  anv  proper  mode 
of  survey;  thus,  where  the  surveyor  was  restricted  by  prior  claims  and 
natural  boundaries  from  running  south,  east,  or  Avest,  the  number  of 
poles  called  for,  the  party  was  entitled  to  an  extension  of  his  line  north, 
for  complement,  as  such  extension  was  in  conformity  with  the  call. (3) 

279.  The  elder  entry  and  younger  grant  gives  title  against  the  eldei; 
grant  and  younger  entry.  The  ekler  grant,  however,  prevails  against 
the  youn  er  grant  and  elder  survey. (4) 

280.  To  overreach  an  elder  grant  founded  on  a  younger  entry,  the 
prior  entry  must  be  special ;  that  is,  contain  on  its  flice  such  a  detiuite 
description  of  the  land,  as  will  enable  any  person  to  identify. (5) 

281.  In  Kentucky,  the  statutes  relating  to  public  lands  are  very 
numerous,  but  the  larger  part  of  them  are  either  local  or  temporary. 
It  is  provided  that  any  free  person,  over  18  years  old,  may  inijirove 
and  settle  400  acres.  He  thereby  becomes  entitled  to  a  certiticate  from 
court,  and  a  warrant  within  12  months,  at  the  rate  of  $20  per  100 
acres.  The  warrant  shall  be  located  within  six  months,  and  the  land 
surveyed  within  twelve,  after  which  a  patent  issues.  The  length  not 
to  exceed  the  breadth  of  the  land  more  than  one-third.  Preference  is 
given  to  the  earliest  settlers.  Two  years'  residence  is  necessary  before 
a  patent  issues,  previous  to  which  the  party  cannot  assign.  These  pro- 
visions not  to  apply  to  salt  licks  or  springs,  or  to  mines.  But  a  subse- 
quent ac|;  provides  for  the  purchase  of  these  on  certain  terms.  Where 
the  lands  covered  by  a  warrant  have  been  previously  appropriated,  the 
warrantee  shall  be  credited  the  amount  paid,  upon  other  lands.  A  sur- 
vey may  be  made  upon  certificate.  Provision  is  also  made  for  lost  cer- 
tificates.    A  grant  to  one  deceased  goes  to  his  heirs  or  devisees.(6) 

282.  In  this  State  it  is  held,  that  a  grant  gives  a  right  of  entry,  but 
not  actual  seizin.     No  right  of  entry  accrues,  till  a  grant  has  issued. (7) 

288.  As  in  other  States,  a  patent  cannot  be  avoided  by  matter  dehors ; 
except  by  scire  facias  or  other  regular  proceeding  instituted  to  vacate  it. 
Thus,  in  ejectment,  evidence  is  not  admissible  to  show,  that  lands 
recited  as  granted  under  treasury  warrants  were  located  upon  lands, 

(1)  lb.  i  7,   142;   Ralston  v.    McCluro:,  9  Dana,  338; 

(2)  lb.  Redd  v.  Martin,    lb.  420;    Ray  v.    Barker,  1 

(3)  Caldwell  v.  "Watson,  6  Humpli.  498.        |  B.  Monr.  368;    Hardin  v.  Cain,  2.  56;  Joh'n- 

(4)  Donegan  v.  Taylor,  6  Hurapli.  501.         {  ston  v.  BreckenridKe.    2,   302;   Gray  v.  Gray, 

(5)  Parish  v.  Cummins.  II  Humph.  297.       i  lb.  201  ;   Rays  v.  Woods,   lb.  222  :"  Clarke  v. 
((J)  Ky.  Re7.  L.  2,  941-3-5-6-7-50-1-87  ;    Smith,  13  Pet.  195.     Campbell  v.  Thomas,  9 

lb.  906,  779;  915-6-7,  921;  1039-40-3,  B.  Mon.  82 ;  Dorcli  v.  Thompson,  12  B.  Mon. 
1436.  998-9,  1000,  1044-3;  1052-3,  1058;  \  379;  Simon  v.  Gouge,  12  B.  Mon.  156;  Sal- 
Ky.  St.  1836-7,  12;  (4  Bibb,  385;  1  Mar.  j  mon.s  t;.  Webb,  lb.  365;  Rountree  v.  Barton, 
199,  357  ;  7  Monr.  31 ;)  Johnson  v.  Gresliaw,  '  8  B.  Mon.  627. 

5  Dana,  543 ;  McGowan  v.  Crooks,  lb.  67 ;  (7)  Innes  v.  Crawford,  2  Bibb,  412  ;  4 
Burgess  v.  Tipton,  lb.  540;  Gossom  v.  Sharp,  !  Bibb,  554;   1  Mar.  59,  506. 
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upon  which  the  law  forbids  their  being  located,  though  the  fact  appear- 
ing upon  the  patent  would  have  vacated  it.(l) 

284.  A  grant  issued  pending  a  caveat  is  void. (2) 

285.  Misnomer  in  a  patent  may  be  corrected  by  reference  to  the 
entry  and  survey  ;  as,  where  the  name  in  the  hahendum  varies  from 
that  in  the  granting  clause.  But  parol  evidence  is  inferior  to  the  entry 
and  survey,  and  inadmissible.(3) 

28(1.  Where  an  act  requires  an  entry  and  survey  to  be  made  within 
a  limited  time,  with  certain  exceptions;  an  adverse  claimant  may, 
either  at  law  or  in  equity,  go  behind  a  patent,  and  show  it  to  be  void, 
as  not  conforming  to  the  act,  nor  within  the  exceptions.(4) 

287.  Where  there  are  two  grantees  of  the  same  land,  and  the  right 
of  the  prior  one  escheats,  this  vests  no  title  in  the  second  grantee,  but 
the  Commonwealth  holds  the  land  subject  to  a  regrant.  So,  where  a 
prior  grantee  relinquishes  the  land  to  the  Commonwealth.(5) 

288.  An  entry,  survey  and  patent  were  made  in  the  name  of  lieirs, 
when  it  should  have  been  devisees.  Held,  the  devisees  acquired  a 
title.(6) 

289.  A  statute,  forbidding  the  grant  of  a  certificate  to  any  person 
under  18,  was  held  to  be  merely  directory.  A  grant  to  a  person  under 
that  age  cannot  be  impeached  in  ejectment;  and  he  may  show  the  fact, 
to  avoid  the  statute  of  limitations. (7) 

290.  The  statute  of  limitations  does  not  begin  to  run  against  a  pa- 
tentee, until  the  issue  of  his  patent.(8) 

291.  A  patent  is  the  conveyance  of  the  existing  rights  of  the  State, 
and  not  an  assertion  by  the  State  of  a  good  title  to  the  whole  land 
patented. (9) 

2W2.  Where  there  is  anything  uncertain  in  a  grant,  the  grantee  may 
elect  to  make  it  certain  ;  and  a  description  which  can  be  made  certain 
passes  the  land  (10) 

29o,  Although  the  land  is  held  under  a  grant  from  the  S^ate,  yet, 
after  25  years  ot  quiet  enjoyment,  the  title  of  the  tenant  is  good  against 
an  mtruder,  not  claiming  under  a  grant  from  the  State. (11) 

294.  Where  settlers  have  been  invited  upon  public  lands  b}'  legisla- 
tive enactments,  they  acquire  pre-emptive  rights,  subordinate  to  the 
rights  of  the  State  ;  but,  if  the  settler  f  lils  to  comply  with  the  laws, 
under  which  he  holds,  he  forfeits  his  right  to  pre-empt,  and  the  land 
may  be  a{)propriated  to  others  ;  and,  if  so  appropriated,  and  the  grantee 
does  not  assert  his  title,  and  oust  the  former  settler  within  twenty 
years,  the  settler's  title  is  good  by  prescription.(12) 

295.  A  I  rought  ejectment  for  land,  which  W  claimed  under  a  patent, 
dated  in  1845.  The  tenant  claimed  to  hold,  under  a  survey  made  in 
1789,  on  a  Virginiti  land  office  warrant,  but  the  plat  and  survey  had 
not  been  returned  within  the  time  limited  by  the  various  statutes  of 


(1)  Ble.lsoe  t'.  Wells,  4  Bibb,  329  ;  4  Monr. 
51  ;   5,  213;   1  Muiif.  134. 

(2)  .Sharp  V.  Curds,  4  Bibb,  547  ;  Davis  v. 
Staflord,  8  B.  Won.  274. 

(3)  Swan  V.  Wilson,   1  Marah.   100;   Helm 
V.  llaiidley,  1  Lilt   219. 

(4)  Atcliley  v.  Latliam,  2  Litt.  3G2. 

(5)  KlineiKlorfT  V.  CarniielKiel,  3  Litt.  481  ; 
Slith   V.    Hart,   6    Monr.  G24.     (See  Doe    v. 


Robertson,  11  Wheat.  332;  Jones  v.  Jones, 
1  Ci.ll,  4GS.) 

(G)  Ilarl  V.  Tounpr,  3  J.  J.  Marsh,  414. 

(7)  Jennings  r.  Wiiitaker,  4  Monr.  51. 

(8;  Rinfr  v.  Gray,  6  B.  Mon.  3G8. 

(9i  Beeler  v.  Coy,  9  B.  Mon.  312. 

(10)  ArnistrotiiT  v.  Mudd,  10  B.  Mon.  144. 

(11)  Orr  V.  llollidays,  9  B.  Mon.  59. 

(12)  Campbell  i;.  lliomas,  9  B.  Mon.  82. 
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Kentucky,  wbere  the  land  was  situated.  Held,  the  land  was  thereby 
forfeited,  and  A  was  entitled  to  recover  under  his  patent.(l) 

296.  Where  a  patent  professed  to  be  founded  on  three  warrants  from 
the  county  court,  and  on  a  survey  made  in  1840  ;  held,  under  the  laws 
of  Kentucky,  the  word  "  warrants"  must  be  taken  in  the  sense  of  the 
Statute  of  1887,  and  not  as  records  of  the  county  court  under  the 
Statute  of  1835;  and,  as  the  patent  under  such  an  interpretation  was 
not  declared  void  by  the  statute,  that  it  could  not  be  dechired  void  iu 
a  colhiteral  proceeding  at  law.(2) 

2U7.  In  Ohio,(a)  it  has  been  held,  that  where  lands  arc  located  and 
surveyed  by  an  ancestor,  and  patented  to  heirs,  the  heirs  take  by 
descjent,  not  by  purchase.(8) 

298.  Land  cannot  be  appropriated  without  an  entry.  And  where 
the  survey  and  patent  include  lands  which  the  entry  does  not,  the  land 
may  be  entered  as  vacant,  and  the  patentee,  or  bis  representatives,  shall 
be  required  in  equity  to  convey  to  the  subsequent  location. (4) 

299.  A  defective'  entry  may  obtain  sufficient  notoriety,  and  subse- 
quently becomes  a  good  "location-call  for  another  entry.  But  it  cannot 
itself  become  va'id  by  subsequent  notoriety. (5) 

300.  Where  one  obtains  a  patent  as  assignee,  he  is  not  bound,  in  a 
suit,  to  prove  the  assignment.(f)) 

301.  An  entry  originally  void,  for  disproportion  between  the  length 
and  breadth  of  the  land,  may  be  rendered  valid  by  the  withdrawal  of  a 
portion.(7) 

302.  A  survey  made  by  one  officially  qualified,  according  to  law,  is 
an  indispensable  link  in  the  cliain  of  title.(8) 

303.  An  entry  is,  in  fact,  a  location;  and  refers  to  a_ tract  with  de- 
fined, though  unsurveyed  boundaries,  necessarily  having  more  than 
two  corners.(9) 

304.  In  construing  an  entry,  the  intention  of  the  locater  is  to  be  re- 
garded.(lO) 

305.  In  Missouri,  the  constitution  provides,(ll)  that  the  assf^mbly 
shall  not  interfere  with  the  primary  disposal  of  the  soil  by  the  United 
States,  nor  with  United  States'  regulations  for  securing  title  to  pur- 
chasers, (i) 


(1)  Whitley  v.  Bramble,  9  B.  Mon.  143. 

(2)  Little  V.  Bishop,  9  B   Mon.  240. 

(3)  Lessee,  &c.  v.  SwearinKen.  I  Ohio,  102. 

(4)  Hasiino:s  v.  Stephenson,  2  Ohio,  10. 

(5)  McArthur  v.    Phoebus,    2  Ohio,   413; 
(1,  163.) 


(6)  Ih. 

(7)  2  Ohio,  418. 

(8)  lb. 

(9)  McArthur  v.  Seville,  3  Ohio,  183. 

(10)  lb. 

(11)  Art  10,  sec.  1. 


(a)  See  Swan.  940-1;  Harlan  v.  Thatcher,  18  Ohio.  48;  Latham  t?.  Oppy,  lb.  104;  Blake 
V.  Davis,  20  Ohio,  231  ;  Lessee,  &c.  v.  Campbell,  17  Ohio,  267  ;  Groynne  v.  Niswanger,  15, 
367. 

(/))  As  to  the  laws  of  Missouri,  see  Huntsucker  v  Clark,  12  Mis.  333;  Page  v.  Hill,  11 
Mis.  149;  Hart  v.  Rector.  13,  497  :  Waller  v.  Von  Phul,  14  Mi.s  84;  Lesseur  v.  Price,  12 
How.  59;    Asheley  v.  Turley.  lb.  430;   McUaniel  v.  Orton.  12  Mis.  12. 

As  to  the  laws  of  Michigan,  see  Sts.  1839,  162;  1841,  61;  1842,  8,  103;  Stockton  v. 
Williams,  I  Dougl.  546:   Seott  v.  Dt^troit,  &c.,  fl).  119. 

Of  Arkansas,  Sts.  1843,  44;  1844,  SO,  90,  92;  1840,  60;  1842-3,42,  73,  115,  159; 
Featherson  v.  Adams,  5  Eng.  163. 

Of  Illinois,  see  Sts.  1842-3.  193;  1838-9,  124;  Carson  v.  Clark,  1  Scam.  116;  Hutsoa 
T.  Overturf,  lb.  170  ;  Roberts  v.  fj^art-n,  lb.  396  ;  Bluir  v.  Worley,  lb.  179  ;  Isaacs  v.  Steel, 
3.  103:  Bremer  V.  Manlove,  3,  339;  Rogers  v.  Brent,  5  Gilm.  573;  Kruse  v.  Swipps.  11 
Illin.  98 ;  Spellma.a  v.  Curtenius,  12,  409  ;  Dubois  v.  McLean,  4  McL.  486 ;  Ballance  v.  For- 
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1.  Deed — definition,  nature  and  objects.       j    58.    Considerations,     whetlier     necessary ; 

6.  Deed  poll -dwA  indenture.  \  whetlier,  if  expressed,  it  is  conclu- 

10.  Acceptance   or  disclaimer   by  a  gran-  !•  sive,  &c. 

1.  ^  _  t]  Ck       T\  ^. ,.  A  \-. .-.  ^ 


tee. 

18.  Parties  to  a  deed,  wbo  must  be. 

19.  Joint  deed. 

21.  Execution  by  attorney,  distinction  be 
tween  private  and  public  convey 
ances. 

33.  Who    may    convey   by  deed — disabili- 


79.  Deed — how  written. 

80.  Filling  of  blanks. 

81.  Stamp. 

82.  Formal  parts  of  deed. 

88.  Must  be  read. 

89.  Signing  and  sealing. 
102.  Deliverv. 


ties — corporations,  infants,  insane  per-    131.  I>eiivery  to  third  persons — escrows, 
sous,  femes  coveit.  ,  153.  Aileslation. 

50.  Wlio  may  be  grantees.  I 

1.  A  deed{a)  is  a  writing  on  jiarchment  or  paper,  sealed  and  delivered, 
to  prove  aud  testily  the  agreement  of  the  parties  \vliose  deed  it  is,  to 

syth,  13  How.  18 :  Sargeant  v.  Kellogg,  5  Gilm.  273  ;  Ballance  v.  McFadden,  12  Illiii.  317; 
Gray  v.  McFadden,  lb.  324;  Ballance  v.  Tesson,  lb.  326;  Rankin  v.  Curlenius,  lb.  334; 
McClintock  v.  Eogers,  11  lUin.  279;  Rogers  v.  Brent,  5  Gilm.  573;  Wiggins  v.  Tusk,  12, 
132. 

Of  Texas,  Houston  v.  Robertson,  2  Texas,  1  ;  v.  Perry,  2  lb.  37  ;  Horton  v. 

Brown,  lb.  78  ;  Land,  &c.  v.  Ragnet,  lb.  98  ;  Glasscock  v.  Commissioner,  &c.,  3,  67  ;  Lock- 
hart  V.  The  Republic,  2  lb.  127  ;  Bracken  v.  Wells,  3  lb.  88;  Kemper  v.  Victoria.  3,  135; 
Tickner  v.  The  State,  2  lb.  269 :  Land,  &c.  v.  Riley,  3,  237  ;  The  State  v.  Mason,  lb.  315  ; 
Linn  v.  The  State,  lb.  317;  Norton  v  Commissioner,  lb.  357;  Hart  v.  Turner,  lb.  374; 
League  v.  De  Young-,  lb.  497  ;  Bjers  v.  James,  lb.  529;  llolliman  v.  Peebles,  1  Tex.  673  ; 
Hosmer  v.  De  Young,  lb.  764;  Jones  v.  Menard,  1  lb.  771  ;  Trimlile  v.  Smithers,  IVj.  790; 
McGimpsey  v.  Ramsdale,  3,  344;  Yates  v.  Houston,  3,  433;  Edwards  v.  Davis,  lb.  321; 
Goode  V.  "McQueen,  lb.  241;  Republic  v.  Thorn,  3,  499;  Robbins  v.  Robbins',  3,  496; 
Stauffer  V.  Stephenson,  lb.  20;  Mayer  v.  McCullough,  lb.  211. 

Of  Louisiana,  see  U.  S.  v.  Moore,  12  How.  209 ;  v.  Le  Blanc,  lb.  435 ;  v.  Si- 
mon, lb.  433;  V.  Pillerin.  13,  9;   Glenn  v.  U.  S.,  lb.  250;  Vilemont  v.  U.  S.,  lb.  261  ; 

U.  S.  V.  Porche,  12  How.  426;   v.  Castant.  437. 

Of  Florida,  Morse  v.  Garrason,  4  Flor.  460;  Taylor  v.  Baker,  1  Branch.  245. 

Of  Mississippi,  see  Glenn  v.  Thistle,  23  Mi.'^s.  42  ;  Netsou  v.  Sims,  lb.  383 ;  Montgo- 
mery V.  Ives,  13.  161  ;   Dixon  v.  Porter,  23  Mi.«s.  84;  Nelson  v.  Sims,  lb.  383. 

Of  Iowa,  Kerr  v.  Leighton,  2  Greene,  196;  Ellis  y.  Mosier,  lb.  246;  Burlerson  v.  Teeple, 
lb.  542. 

(a)  In  connection  with  this  title,  it  seems  proper  to  refer  briefly  to  the  hi.story  of  the  Eng- 
lish law,  pertaining  to  the  alienation  of  real  estate ;  although  its  early  provisions  upon  this 
suliject  never  made  a  part  of  American  jurisprudence.  It  has  been  said,  that,  in  the  time  of 
the  Anglo-Saxons,  lands  were  alienable  either  by  deed  or  will.  This  principle  was  probably 
even  tiien  subject  to  many  restrictions;  but  it  was  not  till  after  the  Norman  Conquest,  and 
the  establishment  of  the  feudal  system,  tliMt  such  burdens  were  imposed  upon  its  exercise, 
a.s,  in  fact,  almost  to  destroy  it,  and  render  the  unalienahleness  of  real  property  a  settled  rule 
of  the  common  law.  The  rule  was  founded- in  part  upon  the  consideration  of  favor  to  the 
heir;  but  chiefly  upon  the  jjerso^iaZ  character  of  the  relation  between  the  lord  and  his  vassal, 
which  would  become  wholly  nugatory  by  a  transfer  from  the  latter  to  a  stranger,  or  periiaps 
an  enemy.  The  first  dep.irture  from  tlie  strictness  of  the  old  law,  was  in  allowing  suhin- 
feudutions ;  whereby  the  tenant  enfeoffed  another,  to  hold,  not  of  the  lord,  but  of  himself, 
leaving  him  still  liable  to  the  chief  lord,  upon  all  the  feudal  obligations. 

With  tlie  advancement  of  civilization  and  commerce,  tlio  restriction  upon  alienation  be- 
came more  and  more  opposed  to  the  spirit  of  the  age  and  public  opinion  ;  until  the  statute 
quia  emptores,  (18  Edw.  I,)  finally  established  tlje  free  rigiit  of  alienation  by  the  sub-vassal, 
without  the  lord's  consent,  and  ueclared,  tliat  the  grantee  should  not  hold  of  his  immediate 
feoffer,  but  of  the  chief  lord  of  the  fee.  Subsequent  statutes,  in  the  same  reign  and  that  of 
Edw.  Ill,  made  real  eslate  liable  to  be  taken  for  debts  by  the  processes  of  ehijit  and  'xterd; 
and  the  tendency  of  legislation  and  adjudication  has  ever  since  been,  to  place  lands,  with 
respect  to  the  right  of  transfer,  on  the  same  footing  with  personal  property. 
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the  things  therein  contained.  It  is  called  a  deed,  in  Latin  factum,  be- 
cause it  is  the  most  solemn  and  authentic  act  that  a  man  can  perform, 
in  the  disposal  of  his  propert3'.(l) 

2.  A  term  of  equivalent  meaning  to  deed,  is  conveyance.  Conveyance 
is  the  common  statute  word,  to  denote  the  deed,  act  or  instrument,  by 
which  property  in  real  estate  is  transferred. (2) 

3.  At  common  law,  a  freehold  title  to  land  by  purchase  must  be 
conveyed  by  deed.  So  under  the  statute  of  uses;  but,  in  general, 
by  statute,  a  title  may  be  acquired  without  deed.  So  an  equitable 
title.(3)(a) 

4.  It  is  said,  in  the  ancient  books,  there  are  many  dicta  respecting 
deed.s,  which  in  modern  cases  and  decisions  have  been  either  neglected 
or  exploded,  or  so  explained  as  to  be  rendered  consistent  with  the 
security  of  titles  and  demands  depending  upon  written  evidence,  and 
subject  at  all  times  to  a  variety  of  accidents  and  misfortunes. (4)  It  is 
the  object  of  the  law  to  uphold,  rather  than  to  defeat  conveyances,  if 
the  subject  matter  upon  which  they  are  to  operate  can  be  ascertained 
by  any  fair  iutendment.(5) 

5.  In  regard  to  the  forms  of  conveyances  in  the  United  States,  it  is 
said,  that  our  ancestors  brought  with  them  the  different  methods  of 
transferring  real  estate,  which  prevailed  in  the  mother  country;  and 
such  parts  were  adopted,  as  were  not  inapplicable  to  their  new  situa- 
tion.(6) 

6.  A  deed  is  either  a  deed-poll,  or  an  indenture.  The  former  is  where 
an  obligation  is  incurred,  or  an  estate  conveyed,  by  only  one  of  the 
parties  to  a  transaction,  the  other  being  a  mere  recipient.  Thus  a  bond, 
or  a  grant  in  fee-simple,  (in  general,)  is  a  deed-poll.  An  indenture, 
on  the  other  hand,  is  where  there  are  mutual  transfers  or  covenants, 
the  one  in  exchange  for  the  other.  Thus  a  lease  is  an  indenture,  con- 
sisting of  obligations  both  by  the  lessor  and  the  lessee.  It  follows  from 
these  explanations,  that  a  deed  poll  is  a  single  instrument,  signed  by 
one  party,  and  delivered  to  the  other.  But  an  indenture  consists  of 
two  or  more  parts,  of  the  same  tenor,  both  executed  by  both  parties, 
and  interchangeably  delivered  by  the  one  to  the  other.(i)     The  name 


(1)  Co.    Lit.    35  b;    Touch.    50;    1    Bibh. 
333.  • 

(2)  Dudley  v.  Sumner,  5  Mass.  472  ;  Liver- 
more  V  BMirley.  3,  487. 

(3)  Jac-ksoii  V.  Wood.  12  John.  73;  

V.  "VVeiidell,   12,   355  ;   M-Millati  v.   Eastman, 
4  Mass.  383;  Lewis  v.  Baird,  3  MoL.   5(j; 


Crowell  V.    Maughs,   2    Qilm.  419;    Under- 
wood V.  Campbell,  14  N.  H.  39.'.. 

(4)  Per   Sewall,    J.,    Hatch   v.   Hatch,    9 
Mmss.  312. 

(5)  Wingv.  Burgis,  1  Shepl.  315. 
(6j  French  v.  French,  3  N.  H.  255. 


(a)  Where  the  issue,  in  an  action  of  trespa.«s  quare  dausum,  wa?,  whether  the  plaiiitifThad 
a  freeliold  estate;  held,  parol  evidence  that  tlie  defendant  liad  received  from  the  plaintiff  a 
balance  of  purchase-money  for  the  land,  and  tliat  tlie  plaintiff  thereupon  had  taken  pos.ses- 
sion,  with  the  consent  of  tiie  defendant,  who  said  lie  renounced  all  his  claim  to  the  land  ;  is 
inadmissiiile.  as  having  no  tendency  to  prove  or  disprove  the  fact  at  issue.  Hunter  v.  Hat- 
ton,  4  Gill.  115. 

An  assignment  of  a  land  certificate  not  undfr  seal  does  not  pass  the  legal  title,  and  is  not 
proper  evidence  in  an  ejectment  suit  by  a  sheriff's  vendee.     Falkner  v.  Jone.*,  12  Ala.  165. 

In  Alabama,  an  instrument  which  in  the  l)ody  of  it  purports  to  be  under  seal,  will  be  con- 
sidered a  deed,  though  no  seal  or  scroll  be  annexed  to  the  signature.  Shelton  v.  Armor, 
13  Ala.  647. 

(&)  One  part  of  an  indenture  of  two  parts,  signed  by  one  party,  is  good  against  him.  Hal- 
lett  V.  Collins,  10  How.  174  The  two  parts  of  an  indenture  were  executed  by  the  parties 
of  the  one  part,  and  by  some  of  the  parties  of  the  other  part,  with  an  agreement  that  one  of 
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indenture  originated  from  the  practice  of  writing  both  parts  of  the  agree- 
ment upon  one  parchment,  with  certain  letters  of  the  alphabet  between 
them,  and  cutting  the  parts  asunder  in  acute  angles,  instar  dodium. 
Lord  Coke  mentions  this  formality  as  absolutely  necessary  to  consti- 
tute an  indenture,  and  that  the  use  of  the  word  'indeniure  is  no  substi- 
tute \^vY  it.  But  this  doctrine  seems  to  be  now  obsolete. (a)  By  a  deed 
mier  partes,  is  understood  an  instrument  commencing  thus — "This 
deed,  concluded  on,  &c.,  between  A  of  the  one  part,  and  B  of  the 
other  part."(l) 

7.  Where  a  question  arose,  whether  a  certain  ancient  transfer  was  a 
deed,  or  an  authorized  transfer  upon  the  town  books ;  it  was  held  that 
the  fact  of  its  purporting  to  be  an  indenture,  (as  well  as  to  be  signed, 
sealed  and  delivered,)  proved  it  to  be  a  deed.('i) 

8.  The  number  of  copies  of  an  indenture  ought  to  correspond  with 
the  number  of  parties.  When  the  several  parts  are  inteichangeably 
executed  by  the  several  parties,  the  part  executed  by  the  grantor  is 
usually  called  the  original,  and  the  rest  counterparts.  As  has  been 
already  stated,  however,  it  is  now  usual  for  all  the  parties  to  sign  all 
the  parts. 

9.  The  counterpart  of  a  deed  has  been  received  as  sufficient  evi- 
dence of  such  deed.  If  there  is  any  variance  between  them,  the  terms 
of  the  latter  are  adopted,  as  the  true  understanding  of  the  parties.(8) 

10.  It  is  said,  that  the  execution  of  a  deed  vests  the  estate  in  the 
grantee,  even  without  his  assent  or  knowledge,  unless  he  expressly 
disagree  thereto  ;  upon  the  grounds,  th:it  the  conveyance  is  beneficial 
to  the  grantee,  that  the  estate  must  liave  passed  froni  the  grantor,  and 
that  a  suspension  of  the  fee  is  against  the  policy  of  the  law.  (See  infra, 
Delivery.)  More  especially,  in  c;ise  of  a  trust  deed,  delivery  to  a  third 
person  will  be  valid  till  the  trustee  dissents;  and  this  he  cannot  do  to 
the  injury  of  the  estate.  If  he  does  dissent,  the  deed  is  still  valid,  and 
Chancery  will  appoint  a  new  trustee.  So,  in  case  of  a  deed  to  sureties, 
for  their  indemnity,  they  are  presumed  to  accept  it.  Bringing  a  suit 
upon  the  deed  is  evidence  of  assent. (4)(6) 

11.  Though  the  assent  of  a  grantee  to  a  deed  which  is  clearly  for  his 
benefit  may  be  presumed,  yet,  if  a  consideration  is  to  be  paid,  the  as- 
sent must  be  proved. (5) 


(1)  Lit.  370;  Co.  Lit.  143  b.  229  a;  Stile's 
case,  5  Rep.  20;  4  Bac.  Abr.  51  ;  Spencer  v. 
Field,  10  Wend.  91.  See  Magee  v.  Fisher, 
8  Ala.  320. 

(2)  Morwin  v.  Camp,  3  Conn.  41. 

(3)  Kvton  V.  Eytoti,  Proc.  in  Cha.  116;  4 
Crui.se,  1 1. 

(4)  Church  v.  Gilman,  15  "Wend.  656;  Ross 
».  Wilson,  7  S.  &  M.  753 ;  Lady,  &c.  v.  Mc- 


nnmara,  3  Barb.  Cli.  375.  (>fe  Sayre  v> 
Townsends,  1  5  Wd.  647  ;  Thompnon  v  Leach, 
2  Veritr.  201  ;  Thompson  v.  Leach,  3  Mod. 
296;  3  Lev.  284;  Show.  Pari.  C.  150;  Town- 
son  V.  Tickell,  3  Barn.  &  Aid  31  ;  Dawson  v. 
Dawson,  Hice,  243;  Field  v.  Arrowstnith,  3 
Humph.  442.) 

(5)  Hurst  V.  McNeil,  1  Wash.  82. 


the  lattcT,  who  had  executed  the  instrument,  should  obtain  the  sifrnatures  of  his  co-obligors 
to  one*  part,  to  be  thou  exchanged  for  the  other  part,  which  such  party  was  in  like  manner 
to  get  sigtjed.  One  part  was  executed  accordingly,  but  never  exchanged  for  the  other,  the 
extcution  of  which  was  therefore  not  completed.  Held,  there  was  no  legal  delivery. 
Cli.-indler  v.  Temple,  4  Cush.  285. 

(a)  It  is  said  to  bo  so  in  Maryland,  Pennsylvania,  and  Virginia.     4  GrifT.  907  ;  3,  245, 
326. 

(h)  K  deed,  delivered  to  the  agent  of  the  grantee,  vests  the  title  in  him   before   notice. 
But,  if  he  dissents,  it  revests  in  the  grantor.     Read  v.  Robinson,  6  Watts  <fe  S.  329. 
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12.  It  is  said,  a  freehold  must  be  disclaimed  in  a  court  of  record,  nnd 
not  by  words  in  pais ;  otherwise,  with  mere  chattel  interests.  But  the 
later  and  settled  doctrine  is,  that  a  disclaimer  may  be  by  deed.(l)(a) 

lo.  As  acceptance  ol  a  deed  beneficial  to  the  grantee  will  be  pre- 
sumed ;  so  the  same  presumption  arises,  if  there  is  no  express  dissent, 
wheie  a  deed  imposes  upon  liim  some  act  beneficial  to  anotlur,  and 
not  injurious  to  himself.  A  remainder  of  freehold  vests  in  a  reinaia- 
der-man,  on  the  termination  of  the  particular  estate,  until  he  disclaims, 
when  it  reverts  to  the  donor  or  his  heir.(2) 

14.  A  deed  of  gift  to  a  wife  is  good,  if  accepted  by  the  husband. 
But  a  husband  cannot  deliver  an  instrument  to  his  wife. (3) 

15.  Where  a  grantee  of  land  gives  a  bond  and  mortgage  for  the 
price,  he  is  presumed  to  accept  the  deed  ;  and  in  a  suit  upon  the  bond 
cannot  claim  an  allowance  lor  a  small  deficiency  in  the  quantity  of 
land.  (4) 

16.  It  has  been  held  in  Massachusetts,  that  a  deed  does  not  pass  an 
estate  to  the  grantee,  though  formally  executed  and  recorded,  until 
he  assents;  that  no  man  can  make  another  his  grantee,  without  his 
con  sent.  (5) 

17.  In  North  Carolina,  acknowledgment  of  a  deed  in  court  has  been 
held  to  be  proof  of  the  grantee's  assent  to  it.(6) 

18.  With  regard  to  the  necessary  ^ar/ies  to  a  deed,  of  course  no  one 
interested  in  an  estate  can  lose  his  right  therein,  without  joining  in  the 
conveyance.  It  is  said,  that  all  those  who  are  intended  to  take  an  im- 
mediate interest,  under  a  deed  indented,  must  also  be  parties  to  it  l)y 
sealing  it.  But  one  may  take  a  remainder  without  sealing  the  deed. 
Where  the  deed  is  a  deed-poll,  although,  as  has  been  seen,  the  grantee 
does  not  sign  it,  he  becomes,  by  his  acceptance  of  the  deed,  in  some 
sense,  a  party,  and  may  be  bound  by  a  covenant.  (See  ch.  83,  s.  11,  n.) 
An  instance  of  the  application  of  the  above  rule  is,  where  a  deed, 
made  to  one  person,  contains  a  reservation  to,  or  a  covenant  with,  an- 
other. Such  covenant  or  reservation  will  be  void. (7)  (See  ch.  84, 
Exception,  &c, ;  also  Vol.  I,  Condition^ 

Vj.  Where  a  deed,  by  its  terms,  is  to  be  executed  jointly  and  seve- 
rally by  two  persons,  and  is  actually  signed  by  only  one,  such  party  is 
bound  thereby. (8) 

20.  Where  one  of  two  joint  tenants  formally  conveys  his  interest  in 


(1)  3  Rep.  26  a ;  Smith  v.  Wheeler,  1  Vent. 
128;  4  Leon.  207;  Hawkins  v.  Kemp,  3  E 
410.  See  Home  v.  Booth,  3  Mann,  k  G. 
733,  11. 

(2)  Wilt  V.  Franklin,  1  Biun.  502  ;  Bro. 
Abr.  Done.  7. 

(3)  Brackett  v.  Wait,  6  Verm.  41 1 ;  Folly 
V.  "Vantuvl,  4  Halst.  161. 

(4)  McDowell  v.  Cooper,  14  S.  &    R.  296. 

(5)  Harrison  v.  Phillips,  Ac,  12  Mass.  461. 
See  Jones  v.  Maftet,  5  S.  <t  R.  523;  .Jackson 
V.  Bodle,  20  John.  184;  Watson  v.  Watson, 
13  Conn.  83:  Davenport  v.  Prewett,  9  B, 
Mon.  94. 


(6)  Pearse  v.  Owens,  2  Hayw.  234. 

(7)  Salter  V.  Kidley,  1  Show.  59  ;  Stover  v. 
Gordon,  3  M.  &  S.  322  ;  Co.  Lit.  230  b;  231 
a;  2  Inst.  673;  Viu.  Abr.  Fa  its  C.  a;  Com. 
Ditr.  Faits  D.  1  ;  Hornl'eck  v.  Westbrook.  9 
John.  73;  Salter  v.  Kidgley,  Carlh.  76; 
Whitlock's  case,  8  Co.  71.  See  Pearsall  v. 
Po.st,  20  Wend.  Ill  ;  Webb  v.  Holmes,  3  B. 
Monr.  405. 

(8)  Adams  v.  Bean,  12  Mass.  137;  Cutter 
V.  Whittemore,  10,  442.  (But  see  Bean  v. 
Parker,  17,  605.) 


(a)  Where  a/eme  covert  conveys,  and  a  doubt  arises  whether  she  held  ihe  land  to  her 
own  separate  use;  a  disclaimer  by  the  husband  will  perfect  the  purchaser's  title.  Rycrof 
V.  Christie,  3  Beav.  238. 
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the  land,  and  the  other  merely  at  the  close  of  the  deed  relinquishes  his 
right  to  the  estate,  but  both"  execute  the  deed,  it  passes  the  estate  of 
both.  The  effect  would  be  the  same,  where  a  particular  tenant  of  the 
freehold,  and  the  remainder-man  in  fee,  thus  join  in  a  convejance.(l) 

21.  A  deed,  like  other  instruments,  may  be  made  as  well  by  some 
third  -person  duly  authorized,  as  by  the  party  himself.  The  authority 
must  be  under  seal  ;(a)  especially  if  the  execution  is  in  the  absence  of 
the  principal, (2) 

22.  A  conveyance  made  by  attorney  must  be  made  in  the  name  of 
the  principal.  It  must  be  the  act  of  the  latter,  not  of  the  former.  Nor 
is  it'  sufficient  for  the  attorney  in  the  deed  to  declare  that  he  acts  as 
such.  Thus,  where  a  wife,  executing  a  deed,  states  that  as  well  for  her- 
self as  attorney  for  her  husband,  she  makes  the  conveyance,  but  cove- 
nants in  her  own  name,  and  sets  her  own  hand  and  seal;  the  deed  does 
not  purport  to  be  his  deed,  but  hers,  and  no  estate  of  his  passes.     No 


(1)  Lithojow  V.  Kavenagh,  9  Mass.  161. 

(2)  Tappeii  v    Redfleld,  1   Halst.  Cli.  339  ; 
Kiiiue   V.    Brooks,    9    Ired.  218;    Rhode   v. 


Loutbain,  8  Blackf.  413;  Telford  v.  Barney,  1 
Iowa,  575. 


(a)  See  Piatt  v.  Mc'Cul]oup;h,  1  McL.  82.  It  is  said,  where  one  signs  a  deed  for  otliers,  he 
is  bound  by  it.  unless  tliero  he  an  express  stipulation  to  the  contrary.  Sterling  v.  Feet,  14 
Conn.  245.  If  a  deed  is  made  under  a  power  of  attorney,  which  has  been  previously  re- 
voked, but  without  notice  to  tiie  grantee ;  the  deed  is  good.  Hancock  v.  Byrne,  5  Dana, 
514.  In  Vermont,  a  power  of  attorney  must  be  a  deed,  acknowledged  and  recorded  in  the 
same  office  with  the  deed.     Rev.  St.  315. 

Tlie  question  sometimes  arises,  whether  a  deed  made  without  authority  has  been  ratified 
by  the  grantor. 

A  employed  B  to  make  sales  of  land.  B  made  sales  and  conveyances  of  portions  of  the 
land,  and  took  a  conveyance  of  a  tract  to  himself  B  settled  his  agency  with  A,  who  gave 
B  a  writing,  discliar^iug  him  from  further  duties  as  agent,  and  certifying  that  he  had  well 
performed  all  the  duties  of  his  agency,  and  tliat  he  approved  of  tlie  sales  and  conveyances 
made  by  B,  and  moneys  received,  and  that  they  have  settled  and  discharged  eacii  other  from 
all  ohligMtions  in  the  premises.  A  soon  sifter  died.  On  a  bill  by  his  heirs,  for  a  convey- 
ance of  the  land  of  which  B  obtained  a  conveyance  ;  held,  the  deed  to  liim  was  void,  unless 
subsequently  ratified  by  A,  and  that  such  writing  was  not  a  ratification,  without  proof  that 
A  knew,  when  he  made  it,  tliat  B  had  received  such  deed,     (jage  v.  Pike,  1  Smitli,  145. 

It  is  held  in  Tennessee,  tl.at  an  authority  to  execute  a  deed  in  tlie  name  of  another  must 
be  by  d^^ed  ;  no  previous  parol  assent,  or  subsequent  adoption,  will  give  it  validity.  S.nith 
v.  Dickinson,  6  Humph.  261. 

But,  after  the  lapse  of  time  sufBcient  to  bar  a  writ  of  riglit,  it  will  be  presumed  that  an  at- 
torney was  properly  authorized.     Goodwin  v.  McCluer,  3  Gratt.  291. 

Tlie  grantor  or  constituent,  in  a  deed  made  by  an  attorney  in  fact,  is  not  estopped  from  de- 
nying the  autiiority  of  the  attorne.y,  as  set  out  in  the  deed  ;  nor  from  denying  tliat  tlie  deed 
was  made  in  pursuance  of  another  and  valid  authority,  if  in  flict  any  such  existed,  at  the 
time  of  making  the  deed.     Karle  v.  Earle,  1  Spencer,  347. 

If  attorneys  in  fact  for  the  grantor  recite  that  they  execute  the  deed  for  him,  in  pursuance 
of  a  certain  letter  of  attorney,  particularly  describing  it,  and  no  such  letter  exists,  or,  if  it 
exists,  has  never  been  proved  or  recorded,  as  prescribed  by  statute,  the  deed  is  a  nullity, 
even  tlumgh  the  attorneys,  at  the  time  of  executing  such  deed,  had  on  record  another  and 
valid  letter  of  attorney.     Earlo  v.  Earle,  1  Spencer,  347. 

A  deed  of  trust,  made  by  an  attorney  in  fact,  depends  upon  his  power  for  its  validity  and 
the  extent  of  its  operations,  and,  if  there  are  provL^ions  and  stipulations  in  it  not  warranted 
by  the  power,  tliey  are  void  as  an  excess  of  autiiority,  but  the  deed  in  other  respects  will  be 
valid.     Gimell  v.  Adams,  11   Humph.  283. 

A  deed  executed  by  an  attorney  in  fact,  in  which  he  refers  to  the  power  of  attorney, 
but  conveys  in  his  own  name  as  attorney,  and  covenants  and  warrants  in  his  own  name  on 
behalf  of  his  principal ;  but  signed  with  the  name  of  the  principal,  as  by  attorney  ;  is  the  deed 
of  the  principal.     JShanks  v.  Lancaster,  5  Gratt.  180. 

So,  it  is  a  sufficient  execution  of  a  deed  by  an  attorney  in  fact,  for  his  principal,  if  he  signs 
the  name  of  the  principal  with  a  seal  annexed,  stating  it  to  bo  done  by  him  as  attorney  lor 
the  principal;  or  if  he  signs  his  own  name,  with  a  seal  annexed,  stating  it  to  be  lor  his  priii- 
cipal.     lb. 
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confirmation  of  a  deed  tlius  executed  will  render  the  principal  liable, 
short  of  sealing  it.(l)(a~) 

28.  So,  where  a  deed  is  executed  bj  three  attorneys,  it  should  be  ac- 
knowled(/ed  by  all  of  them  as  the  act  of  the  principal,  not  their  own. (2) 

2-1:.  But  anatiorney  making  a  deed  by  authority,  is  the  parti/  executing 
it,  and  ma}'  make  a  valid  acknowledgment. (8) 

25.  The  above  principle  (s(  c.  22)  was  settled  in  an  early  case,(4)  in 
which  the  reason  is  thus  stated — "  lor  he  a{)points  the  attorney  to  be  in 
his  place,  and  to  represent  his  person  ;"  and,  though  there  is  a  dictum 
of  Lord  Holt  somewhat  to  the  contrar3',(5)  yet  ihe  doctrine  is  well  set- 
tled by  all  the  modern  cases. 

26.  There  is,  however,  a  difference  in  this  respect  between  grants  of 
an  individual,  and  those  of  i/te  i^uhlic.  The  latter  may  be  made  by  an 
attorney  in  his  own  name.  The  reason  is  obvious.  The  government 
may  grant  without  any  deed.  It  is  said,  the  seal  of  the  Commonwealth 
(of  Massachusetts)  has  been  used  chiefly  ior political  purposes;  and  the 
pi'actiee,  of  a  committee's  affixing  their  own  seals  to  a  grant  of  public 
lands,  having  continued  sixty  3^ears,  and  perhaps  longer,  cannot  be  said 
to  be  ineffectual.  In  fact  the  land  passes  by  the  resolve,  rather  than 
by  the  deed  ;  only  it  is  necessary  to  have  some  conduit  to  convey  the 
title  to  the  purchaser.(H) 

27.  So,  in  New  Hampshire,  a  deed  of  town  lands,  executed  by  the 
agent  of  the  tow  n  in  his  own  name,  has  been  held  to  be  efftclual, 
solely  upon  the  ground  of  general  usage,  and  the  maxim,  ^^ codhuu- 
nis  error  fa c it  jusj^  And  an  agent  authorized  to  convey  lands  oT  the 
State  may  do  it  in  his  own  name.  Kichardson,  Ch.  J.,  suggests  the  dis- 
tinction upon  this  subject,  (applicable  to  individuals,)  that  where  con- 
veyances are  made,  by  one  acting  as  agent,  witlioitt  consent  of  the  uuuer, 
a  deed  in  the  name  of  the  agent  is  good ;  as,  for  instance,  deeds  made 
by  collectors  of  taxes,  sheriffs,  executors,  &c.,  and  guardians.(7) 

28.  If  one  execute  a  deed,  and  covenant  in  several  distinct  capacities, 
in  each  of  which  he  has  authority  to  convey;  the  deed  passes  the  es- 
tate of  those  whom  he  represents,  in  the  same  way  as  if  he  had  niade 
a  separate  deed  in  each  capacity. (8) 

29.  Where  a  resolve  of  the  legislature  authorizes  a  release  of  public 
lands,  a  deed  made  by  the  public  agent,  with  a  warranty  against  per- 
sons claiming  under  the  commonwealth,  is  not  void  as  transcending 


(1)  Berkeley  v.  Hardy,  5  B  &  0.  355  ; 
Hears  V.  Morrison,  1  Brt-e.  17  2;  8  D.  &  R. 
102;  Pryorv.  Coulter,  1  Bai.  517;  Fowler  u. 
Shearer,  7  Mas.?.  19;  Klwell  v.  Shaw,  16,42; 
Frontin  v.  Small,  2  Ld.  Rav.  1418:  Bellas  v. 
Hays,  5  S.  &  R.  427;  Wilks  v  Back,  2  E. 
142;  Andrews  v.  Hooper.  IH  Mass.  476; 
Townsend  v.  Corninor.  28  Wend.  435;  Towns- 
end  V.  Huhhard.  4  Hill,  351  ;  HefFerman  v. 
Addauis,  7  Watts,  116;  Clark  v.  Mix,  15 
Conn.  !52;  Adams  1J.  Tiirnan,  5  Dana.  394; 
Anderson  v.  Browne.  9  Ohio,  151;  Tapgart 
V.  Steen berry,  2  MeL.  543  ;   Hale  v.  Woods, 


10  N.  H.  470.     See  State  v.  Jennings,  5  Eng. 
428  ;   Cobb  v.  Arnold.  8  Met.  398. 

(2)  Lessee,  &c.  v.  Condron,  2  S.  &  R.  80. 

(3)  Lovett  V.  Steam,  Ac,  6  Paige,  54. 

(4)  Combe's  case.  9  Co   76. 

(5)  Parker  v.  Kett,  1  Ld   Ray.  658. 

(6)  Ward  v.  Bartholomew,  6  Pick.  414. 
(See  Thorndike  v.  Richard.s,  1  Shepl.  430; 
Bestor  v.  Powell,  2  Gilm.  119;  KdmondsoQ 
V  Orr,  12  S.  &M.  541.) 

(7)  Cofran  v.  Cockran,  4  N.  H.  458  ;  Thomp- 
son V.  Carr,  lb.  515-6. 

(8;  Lilhgow  V.  Kavenagh,  9  Mass.  161. 


(a)  The  acknowledgment  of  a  deed  was  in  this  form:  "  A's  act,  Ac,  as  gunrdimi  aforesaid, 
and  tlioreby  the  act  and  deed  of  said  B."  The  decree  for  execution  and  acknowledgment 
was — '■  A,  guardian  lor  B.'"     Van  Ness  v.  Banks,  &c.,  13  Pet.  17. 
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iis  authority.     Snch  warranty  creates  no  obligation  which  would  not 
bave  existed  without  it.(l) 

29  a.  In  Vermont,  after  the  Kevised  Statutes  took  effect,  the  Flower 
Brook  Manufacturing  Company*,  a  private  corporation,  yoted  that  "the 
agent  be  instructed  "  to  execute  a  mortgage  of  the  real  estate  of  the 
corporation  to  a  creditor.  One  William  Wallace  was  then  the  general 
agent,  and  executed  the  deed  in  pursuance  of  the  vote.  The  grant- 
ing part  was  as  follows  :  "  The  Flower  Brook  Manufacturing  Company, 
by  William  Wallace,  their  agent,  a  corporation,  &c.,  in  consideration, 
&c.,  do  give,  grant,"  &c.  All  the  covenants  Avere  in  the  name  of  the 
cor|)oration.  The  testimonium  clause  was  as  follows  : — "  In  witness 
whereof,  we  have  hereunto  set  our  hand  and  seal,"  &c.  The  deed  was 
signed,  "  Wilham  Wallace,  agent  for  Flower  Brook  Manufacturing  Co." 
Hehl,  this  was  the  deed  of  the  corporation. (2) 

29  b.  The  acknowledgment  was  as  follows  : — "  Personally  appeared 
William  Wallace,  agent  of  the  Flower  Brook  Manufacturing  Co.,  sign- 
er and  sealer  of  the  above  written  instrument,  and  acknowledged  the 
same  to  be  his  free  act  and  deed."  Held,  an  acknowledgment  by 
Wallace,  on  the  part  and  behalf  of  the  corporation. (8) 

29  c.  Instrument,  purporting  to  be  the  deed  of  the  New  England 
Silk  Company,  a  corporation  legally  established,  by  A  B,  their  treasu- 
rer, reciting  its  execution  by  him,  in  behalf  of  the  company,  as  their 
treasurer,  duly  authorized  for  that  purpose;  signed  and  sealed  by  him, 
with  his  own  name  and  seal,  followed  by  the  words  :  "treasurer  of  the 
!J^evv  England  Silk  Company."  Held,  not  the  deed  of  the  corpora- 
tion.(4) 

29  d.  A  statute  made  the  selectmen,  town  clerk  and  treasurer,  for  the 
time  being,  of  every  town  in  the  State,  trustees  of  the  ministerial  and 
school  funds,  with  power  to  convey  lands  belonging  to  those  funds. 
Hehi,  a  deed  executed  by  the  treasurer,  as  such,  and  by  two  out  of 
three  selectmen,  as  such,  was  void. (5) 

29  e.  It  has  been  hekj,  that  if  a  deed  is  signed  by  the  agent  of  a 
corporation  and  the  corporate  seal  affixed,  it  will  be  presumed  that  he 
was  duly  authorized  to  make  such  conveyance. (6) 

29/  But,  where  a  deed  purports  to  be  executed  by  the  trustees  of  a 
town,  there  must  be  evidence  that  the  signers  were  trustees,  and  that 
they  had  power  to  convey .(7) 

30.  No  particular  form  of  words  is  necessary  for  an  authorized  agent 
to  bind  his  principal  by  deed  ;  provided  his  agency  appears  by  the 
dee:l  itself.  Thus,  a  deed  running  as  follows  : — "  I,  A,  agent  for  the  B. 
Company,  empowered  by  a  vote  thereof,  in  pursuance  of  said  power, 
and  for  the  consideration  of,  &c.,  received,  to  my  full  satisfaction,  for 
and  in  behalf  of  said  company,  do  give,  &;c. ;"  with  covenants  in  be- 
half of  the  company,  and  signed  and  sealed  by  A,  agent  for  said  com- 
pany, is  the  deed  of  the  company .(8) 

31.  So,  it  is  immaterial,  wdiether  the  agent  sign,  "A,  attorney  for 
B,"  or  "  B,  by  his  attorney,  A."(9) 


(1)  Ward  V.  Bartholomew,  6  Pick.  416. 

(2)  Mt;DiUiiel3  v.  Flower  Brook,    Ac,   22 
Venn.  274 

(3)  11). 

(4)  Bririley  v.  Mann,  2  Gush.  377. 

(6)  Warner  v.    Stetson,    30    Maine,   231. 
(6)  Flint  V.  Cliiil,on,  &c.,  12  N.  11.  430. 


(7)  Wallace  v  Devve.y,  3  McLean.  548. 

^,8)  Mauill  V.  Hinsdale.  6  nonn.  464.  Con- 
tra, Townsend  v.  Hubbard,  4  Hill,  351. 

(9)  Jones  v.  Carter,  4  Hen.  &  M.  184;  Me. 
Rev.  St.  373.  (But  see  Spencer  v.  Field,  10 
Wend.  87.) 
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32.  So,  where  a  deed  was  made  in  the  name  of  the  principal,  but 
executed  by  the  attorney,  as  follows: — "In  testimony,  &c..  A,  being 
duly  constituted  attorney,  kc,  has  hereunto  set  his  hand  and  seal : — A 
and  seal ;"  iield,  a  vahd  conveyance.(l) 

32  a.  A  deed,  signed  in  the  presence  and  at  the  request  of  P,  and  in 
the  piesence  of  an  attesting  witness,  in  these  terms  :  "  P,  by  M  ;"  the 
whole  deed,  including  the  signature,  being  written  by  M ;  is  properly 
executed  as  the  dt^ed  of  P.(2) 

33.  All  persons  may  convey  by  deed,  unless  subject  to  the  peculiar 
disabilities  which  will  be  hereafter  mentioned. (a) 

14.  A  coriwration  may  be,  m  most  cases,  either  a  grantor  or  grantee, 
unless  expressly  restrained  by  its  charter.  English  statutes,  (1  Eliz.  c. 
10,  and  13  Eliz.  c.  12,)  prohibit  ecclesiastical  and  eleempsyniiry  corpor- 
ations from  alienating,  except  by  leasing,  whicli  is  also  subjected  to  cer- 
tain restrictions.     But  these  acts  are  not  in  force  in  the  United  States. 

35.  A  person  blind,  deaf  or  dumb,  or  both  deaf  and  dumb,  may  con- 
vey, if  capable  of  understanding  the  nature  of  the  transaction,  and  ex- 
pressing himself  by  signs,  or  wViting.  And  a  deed,  drawn  by  his  di- 
rections, will  be  valid,  if  he  be  informed  what  lands  are  conveyed  by  it, 
though  not  informed  whether  it  contains  any  covenants,  or  whether  it 
is  a  deed  or  will.(3) 

36.  The  deed  of  an  infant,  unless  ap])arent]y  beneficial  to  him,  is 
either  void  or  voidable.  If  .merely  voidable,  he  cannot  plead  non  est 
fuclurn,  but  must  set  forth  his  infancy  specially;  because  the  instrument 

has  the  form,  though  not  the  effect,  of  a  deed.  It  has  been  said,  in  South 
Carolina,  that  the  deed  of  a  minor  is  good  for  nothing.  The  lact,  that 
the  deed  is  dated  after  the  infant's  coming  of  age,  does  not  make  it 
valid.(-i) 

37.  A  feoffment  by  an  infant  is  only  voidable,  but  all  other  convey- 
ances in  pais  are  void  or  voidable  at  his  election  ;  and  he  may  maintain 
trespass  against  the  grantee,  v/ithout  any  entry  to  avoid  the  convey- 
ance.(5) 

38.  The  modern  doctrine  is,  that  leases  made  by  infants,  with  or  with- 
out rent,  are  only  voidable,  not  void.iyi) 

39.  In  Connecticut,  the  deed  of  an  infant  is  held  void'ihle.{7) 

40.  The  modifications  of  the  general  rule  of  law  relating  to  dower, 
have  been  already  referred  to.  (1.  Dower)  In  Ohio,  a  wife  of  eighteen 
years  of  age  may  release  her  dower.(8) 

41.  Any  deed,  made  by  an  infant  voluntarily,  which  the  law  would 
have  compelled  him  to  make,  is  valid  ;  as,  for  instance,  a  reconvey- 
ance, by  the  infant  heir  of  a  mortgagee,  the  mortgage  debt  being 
paid. (9) 

42.  An  exception  to  the  rule  of  an  infant's  disability  to  convey 
lands,  is  the  case  of  a  female  infant,  who  undertakes  to  alienate  her  es- 


(1)  Montgomery  v.  Dorion,  7  N.  H.  475. 

(2)  Gardner  v.  Gardner,  5  Cush.  483, 

(3)  Perk  sec.  25;  Armstrong  v.  M'Ghee, 
Addi.  261  ;  Brown  v.  Brown,  3  Conn.  299. 

(4)  4  Cruise,  15;  Thompson  v.  Leiicli.  3 
Mod.  310;  Thompson  v.  Bullock",  1  Bny,  367  ; 
Schreder  v.   Decker,  9    Barr,   14.      But   see 


Daniel  v.  Rose,  1  Nolt  k  McCord,  33. 

(5)  Dearborn  v.  Eastman,  4  N.  H.  441. 

(6)  Co.  Lit  45  b,  n.  1. 

(7)  Kline  V.  Beebe,  6  Conn.  494. 
(«)  Walk.  326. 

(9)  Zouch  V.  Parsons,  3  Burr.  1794. 


(a)  See  ch.  88,  Void  and  VoidaUa  Deeds. 
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tate  upon  her  marriage.  As  the  marriage  of  an  infant  is  itself  valid, 
the  law  is  in  favor  of  upholding  all  contracts  made  in  connection  there- 
with, unless  there  be  special  reasons  to  the  contrary.  There  seems  to 
be,  however,  some  conjusiou  in  the  cases  upon  the  subject,  as  to  the 
distinction  between  actual  conveyances,  and  mere  covenants  to  convey, 
and  the  connection  of  the  settlement,  made  by  a  husband,  with  the  ob- 
ligation or  alienation  of  the  wife.  Thus,  Lord  Macclesfi  Id  said,  that 
a  covenant  by  a  female  infant,  with  consent  of  her  guardian,  to  eonvej'- 
her  estate  in  consideration  of  a  competent  settlement,  though  not  a 
ground  of  action  at  law,  would  be  enforced  in  equity.  Lord  Hard- 
wickc  limits  this  principle  to  certain  cases;  as  where  the  settlement  is 
a  fair  consideration  for  the  wife's  covenant,  and,  upon  her  death,  her 
issue  are  entitled  to  portions  under  the  settlement.  Lord  Thurlow  was 
of  opinion,  that  in  the  absence  of  any  settlement  by  the  husband,  or 
even  in  case  of  a  settlement  not  accepted  by  her  after  his  death,  the 
wife  would  not  be  bound  by  her  covenant,  however  wise  the  arrange- 
ment might  be;  and  that  the  court  could  not  go  into  the  competence  of 
a  settlement,  but  it  must  be  taken  to  be  good,  till  proved  fraudulent. 
And  where  a  bill  in  equity  is  brought  against  the  widow,  praying  spe- 
cific perlormance  of  marriage  articles,  it  seems,  in  order  to  avoid  per- 
formance, she  should  expressly  waive  the  settlement  made  by  the  hus- 
band.(1) 

48.  It  has  been  held  in  Pennsylvania,  that  the  contract  of  a  female 
infant,  made  in  expectation  of  marriage,  with  the  advice  of  her  parents 
and  guardian,  is  invalid,  except  perhaps  in  favor  of  issue  claiming  as 
purcTiasers;  and  that  she  may  affirm  or  avoid  it,  at  her  election,  upon 
the  husband's  death, (2) 

44.  In  general,  a  male  infant  cannot  bind  himself  by  a  contract, 
though  made  in  connection  with  his  marriage.  But  where  such  infant 
marries  an  a'dult  female,  who  enters  into  articles  with  trustee&for  a  set- 
tlement of  her  property  ;  the  husband,  on  coming  of  age,  will  be  bound 
by  such  articles,  not  on  his  own  account,  but  as  assuming  the  obliga- 
tions of  the  wife.  The  covenant  of  the  husband  shows  merely  his  con- 
currence, and  the  absence  of  any  fraud. (3) 

45.  An  English  Statute,  (7  Anne,  c.  ly,)  provides,  that  the  Court  of 
Chancery,  or  of  Exchequer,  may  order  and  compel  an  infant  trustee  or 
mortgagee  to  c(Mivey  his  estate.  But  the  act  applies  only  to  cases  of 
trust,  simply  for  the  benefit  of  the  cedui,  not  where  there  are  special 
trusts  to  be  executed  by  the  trustee.  Similar  acts  have  been  passed  in 
some  of  the  States,  which  may  be  noticed  hercafter.(4) 

4i).  It  was  the  ancient  doctrine,  that  an  idiot  or  lunatic  could  not  avoid 
his  deed.  But  it  is  now  settled,  that  the  deed  of  an  idiot  is  void,  and 
also  that  of  a  lunatic,  unless  he  assent  to  it  on  recovering  his  reason. 
And  such  deeds  may  be  avoided  by  the  heirs  of  the  parties.  But  the 
feott'ment  of  an  idiot  or  lunatic  is  voidable,  not  void. (5) 

47.  If  a  person,  having  made  a  deed  while  lunatic,  convey  the  same 

(1)  Canriel   v.    Buckle,  .2    P.  Wms.    243;        (3)  Sloeombc  w.  Glubb,  2  Bro.  545. 
Harvcv  V.    Ashley,  3  Atk.  615;  Durnford  v.        (4)  Cant.  10  Ves.  554;  .^tty.  den.  v.  Pom- 
Lane,  i  Bro.  lOG  ;  Clou-li  v.  Clougli,  3  Wood-    fret,  2  Cox,  221  :   Bellnmy,  lb.  422. 

erson.   453 ;  Curulhers  v.   Carulliers,  4   Bro.        (5)  Co.  Lit.  247  a ;   Webster  v.  Woodford, 
510  j  3  Day,  90;  Lazell  v.  Pinnick,   1  Tyler,  247  ; 

(2)  Sliaw  V.  Boyd,  5  Ser.  &  R.  309;  Tabb  v.  j  Deu  v.  Moore,  2  South.  470. 
Arclier.  3  Hen.  &  M.  399.  I 
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lands  to  another  grantee,  after  recovering  his  reason,  the  hUtcr  may 
avoid  the  first  deed,  there  being  sufficient  })rivity  of  contract  for  that 
purpose.(l) 

48.  A  similar  act,  (4  Geo.  II,  ch.  10,)  exists  in  England,  in  regard  to 
trustees  who  are  lunatic,  &c.,  to  that  already  mentioned,  (sec.  45,)  in  re- 
lation to  infunt  trustees,  &c.  Another  statute  provides  for  the  convey- 
ance or  mortgaging  of  the  estates  of  such  parlies,  by  committees,  under 
the  direction  of  Chancery. 

49.  The  deed  of  a  married  woman,  in  England,  has  been  held  abso- 
lutely void,  not  merely  voidable,  both  in  law  and  equity. (a)  Hence, 
the  general  rule  is,  that  such  deed  is  not  susceptible  of  confirmation  by 
anj''  act  done  after  the  coverture  ceases.  Thus,  if  husband  and  wife 
mortgage  her  estate,  and  after  his  death  she  receives  the  profits  and  pays 
the  interest,  still  she  ma}'  avoid  the  deed.  In  some  instances,  as  has  al- 
ready been  stated,  (Vol.  I,  ch.  15,)  a  lease  constitutes  an  exception  to  this 
rule  ;  and  certain  formal  acts  have  also  been  held  a  confirmation  of 
other  conveyances  made  by  a  married  woman.  Thus,  where  husband 
and  wife  morts-aoed  her  land,  and  after  his  death  she  acknowledged  the 
instrument  by  three  different  papers;  held,  a  confirmation,  and  equiva- 
lent to  a  redelivery  of  the  deed.  But,  by  Statute  3  &4  Wm.  IV,  c.  74, 
a  married  woman  may  convey,  with  consent  of  the  husband,  and  upon 
a  separate  acknowledgment  by  lier.  The  subject  of  conveyances  by 
married  women  in  the  United  States  has  been  already  briefly  considered, 
(Vol.  I,  ch.  7,)  and  will  be  further  noticed  hereafter.(2)(^) 

50.  All  persons  may  be  grantees,  because  a  conveyance  is  presumed 


(1)  Gates  V.  Woodson,  2  Dana,  454. 

(2)  Whiter  Gnyler.  6  T.  R.  176;  1  Esp. 
200 ;  1  Nott  &  McCord,  33 ;  Albany,  <fec.  v. 
Bay,  4  Comst.  9.     Held,  in  Kentucky,  that  re- 


delivery of  a  deed  by  the  wife  after  her  hua- 
l)aud's  death,  she  knowing  the  eflTect  oC  it, 
operates  as  a  confirmation.  Smith  v.  Siiackle- 
ford,  9  Dana,  475. 


(a)  By  the  common  law,  the  only  mode  in  which  a  married  woman  could  alienate  her 
lands,  was  by  fine  and  recovery.     Albany,  &c.  v.  Bay,  4  Comst.  9. 

The  rule  was  never  in  lorce  in  New  York,  certainly  not  in  1697.  Meriam  v.  Harsen,  2 
Barb.  Cli.  232. 

(6)  A  married  woman  cannot  alone  make  a  valid  deed  of  her  own  lauds,  so  as  to  ijind  even 
her  own  mterest.     Harris  v.  Burton,  4  Harrino:.  66. 

So,  a  conveyance  executed  and  acknowledged  by  husband  and  wife,  but  in  tlio  body  of 
which  the  wife's  name  is  not  inserted,  does  not  convey  the  interest  of  tiie  wife.  Cox  v.  Wells 
7  Black  f  410. 

So,  a  letter  of  attorney  for  the  sale  and  conveyance  of  lands,  executed  by  a  man  and  his 
wife,  is  a  nullity,  so  far  as  respects  tiie  wife;  siie  cannot  sell  and  convey  her  own  lands,  or 
bar  her  dower  in  her  husband's  land,  by  a  letter  of  attorney.  It  is  the  letter  of  attorney  of 
the  husband  alone,  in  legal  effect ;  and,  whether  joint  or  several,  in  form,  the  deatli  of  the 
wife  is  no  revocation.     Earle  v.  Karle,  1  Spencer,  347. 

A  deed  of  liusband  and  wife,  executed  under  a  power  of  attorney,  is  valid  against  him, 
though  void  as  to  her.     Siianks  v.  Lancaster,  5  Gratt.  110. 

Wl]ere  an  occupant  of  land  under  a  title  bond,  having  paid  the  price,  absconds  from  the 
State,  and  his  wife  afterwards  obtains  tiie  legal  title  from  the  vendor,  and  conveys  the  land 
during  coverture;  the  husband  may  still  recover  the  land  from  the  purchaser  upon  his  pos- 
session, the  wife's  deed  being  void.  So,  although  she  is  divorced  after  her  conveyance  to  the 
defendant.     Adams  v.  Frampton,  9  Ala.  124. 

In  New  York,  a  conveyance  by  a  wife  to  trustees  for  the  benefit  of  her  husbami,  of  her 
separate  property,  if  procured  through  undue  influence  exercised  by  him  over  her,  will  be  set 
aside  in  equity.     Fry  v.  Fry,  7  Paige,  461. 

But  a  married  woman  mriy  make  a  conveyance  to  her  liusband  tlirough  a  third  person,  to 
the  same  eHect  as  if  the  estate  was  held  by  a  trustee,  with  a  power  in  iier  to  appoint  it  to 
whom  she  pleased-  and  all  tliat  a  court  of  chancery  will  do  in  such  cases,  is  to  sl'C  that  the 
wife  has  not  been  imposed  upon  by  iier  husband,  by  his  taking  an  unconscientious  advantage 
of  her  situation.     Meriam  v.  Har.sen,  2  Barb.  Ch.  232. 
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to  be  beneficial  to  the  purchaser.  Thus,  if  an  infant  purchase  lands,  he 
is  bound,  unless  after  coming  of  age  he  waive  or  dissent  from  the  deed, 
in  which  case  he  may  claim  under  another  title.  But  unless  he  affirm 
it  after  coming  of  age,  his  heir  may  disaffirm  it.  A  wife  cannot  take  a 
conveyance  directly  from  her  husband,  even  of  bis  interest  in  her  real 
estatc.(l) 

51.  An  insane  person  or  idiot  may  be  a  grantee.  If  the  former  never 
recover  his  reason,  or,  after  recovering,  never  affirm  the  deed,  his  heir 
may  avoid  it.  But  an  affirmation  after  such  recovery  renders  the  deed 
uuavoidable.(tt) 

52.  An  alien  may  be  a  grantee  of  lands,  and  may  legally  hold  them, 
till  they  are  claimed  by  the  State  by  escheat.  In  England,  denization 
enables  one  to  hold  lands  subsequently  purchased,  and  even  those  pur- 
chased previously,  if  the  kingconfiims  his  estate.  In  the  United  Siutes, 
it  has  been  seen  under  the  ht^ad  of  Descent^  the  common  law  disability 
is  very  generally  removed.  It  may  be  remarked,  in  general,  that  when- 
ever an  alien  may  inherit^  which  is  the  act  of  law,  he  may  a  fortiori  hold 
purcfuised  land,  as  even  the  common  law  allows  him  to  tuke  by  purchase, 
while  it  never  vests  an  estate  in  him  by  inheritance.  In  some  instances, 
perhaps,  an  alien  ma}'  validly  j)urchase,  where  he  cannot  inherit;  but 
these  are  too  few  to  deserve  special  notice.(2)(Z)) 

bo.  A  married  woman  may  be  a  grantee,(c)  but  her  husband  may  dis- 
sent from  the  deed,  and  defeat  the  estate.  If  he  die  without  doing  it, 
or  even  after  expressly  assenting,  the  wife  ma}^  waive  the  deed.  And 
her  heirs  may  do  the  same,  unless  she  assented  after  the  husbat)d's 
death. (3) 

54.  At  common  law,  a  man  cannot  convey  directlj^  to  his  wife.  But, 
under  the  statute  of  uses,  he  may  convey  to  a  thii'd  person  for  her  use, 
or  covenant  with  a  third  person  to  stand  seized  to  her  use.(4)(rZ) 


(1)  Co.  Lit.  2;  Parker  v.  Stnckert,  2  Miles, 
278  ;  Davenport  v  Prewett,  9  B.  Mou.  91. 
(•i)  4  Cruise,  20-L 


(3)  Co.  Lit.  3  a;  Baxter  v.  Smitli,  6  Binn. 
427.     Harmon  v.  James,  7  S.  &  M.  111. 

(4)  Co.  Lit.  112  a. 


(o.)  See  Marrow.  1  Cr.  &  Pii.  142;  Walker,  lb.  147. 

(t)  Even  at  common  law,  an  alien  may  lake  a  lease  for  years  of  a  bouse,  for  the  benefit  of 
trarle.  Lord  Coke  limits  this  right  to  alien  merchants,  and  to  their  own  lives.  But  thi.s  rig- 
orous construction  has  been  doubted  by  Mr.  Harjitrave,  and  Chancellor  Kent  thinks  it  inap- 
plicalile  to  the  citizens  of  tliose  nations  vvitli  which  we  have  commercial  treaties;  and  that 
the  provision  for  naturalizing  aliens  and  their  fmnilies,  after  five  years'  residence,  implies  the 
ri'^ht  to  use  real  property  in  the  meantime.  An  alien  may  also  take  a  mortjjagfe  as  security, 
and  have  a  foreclosure  in  equity,  and  a  sale;  though  it  seems  he  is  not  himself  allowed  to 
purchase  llie  land.  In  Virginia,  contrary  to  the  common  law  rule,  a  citizen,  bona  fide  pur- 
chasi::g  from  an  alien,  holds  against  the  State.  A  similar  provision  was  made  in  New  York, 
by  act  of  1826.  In  New  York,  an  alien  caimot  di-mise  or  lease  real  property,  tliougli  he  may 
otherwise  convey  it.  Co  Lit.  2  b  ;  Harg.  n.  9,  b.  1 ;  2  Kent,  Gl-2-3  ;  1  N.  Y.  K.St.  720. 
In  South  Carolina,  aliens  may  recover  money  lent,  and  alsj  in  Chancery  have  a  decree  for 
sale  ol  land  mortgaged  as  security,  but  no  remedy  to  recover  possession  of  the  land,  or  fore- 
clo.'^e.  Contracts  for  and  grants  of  land  are  valid  in  favor  of  aliens,  if  they  afterwards  declare 
their  intention  to  be  naturalized;  so  also  in  favor  oftho.se  claiming  through  aliens.  In  such 
case,  an  alien  may  convey  or  devise  to  children  or  grandchildren;  and,  if  he  does  not.  tlie 
property  descends;  provided,  however,  the  party  beneliciary  becomes  resident  in  the  State 
in  twelve  months  from  the  conveyance  or  descent,  and  a  citizen  as  soon  as  the  law  will  allow. 
1  Brev.  Dig.  7-17-8.     See  Wootton  v.  Steftenoni,  12  Mees.  &  W.  129. 

(c)  A  deed  of  a  legal  estate  to  a  married  woman  passes  a  legal,  not  an  equitable  title. 
Hileman  v.  Bonslaugii,  1  llarr.  (Penn.)  344. 

{d)  In  Massaciiusetts,  by  St.  1845.  (p.  354,)  by  i\  written,  ante-nuptial  contract,  husband 
and  wife  may  agree  that  she  shall  hold  her  own  property,  separately,  or  subject  to  a:iy  limi- 
tations, which  are  not  illegal ;  and  this  contract  has  the   Baino  effect  as  a  deed  to  her  at  tho 
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55.  In  England,  bj  the  statutes  of  mortmain,  corporations  cannot 
take  lands  by  deed,  without  license.  A  late  Statute  (9  Geo.  II,  c.  36,) 
prohibits  all  limitations  to  chantahk  uses,  except  under  the  restrictions 
therein  specified;  the  object  and  effect  of  which  is,  to  prevent  devises  to 
charitable  uses,  leaving  conveyances  as  before,  if  made  with  the  pre- 
scribed f()rm:ilities. 

56.  In  Pennsylvania,  it  is  provided  that  literary,  charitable,  or  reli- 
gious corporations  may  hold  lands,  with  the  restriction  that  the  pro- 
ceeds of  their  real  estate  and  money  lent  shall  not  exceed  £500  per 
aunum.(l)(a) 

57.  In  New  York,  it  is  held,  that  a  grant  to  "  the  people  of  the 
county  A"  is  void. (6)  So  a  grant  to  the  inhabitants  of  an  unincorpo- 
rated town.('2)     (See  infra,  ch.  84,  sec.  2-i  and  sequ.) 

58.  At  common  law,  according  to  the  weight  of  authority,  a  deed 
was  valid  without  co7isideration,  whether  it  were  a  conveyance  of  land 
or  a  contract  for  the  payment  of  money,  as  a  bond.  A  deed,  being- 
made  with  deliberation,  was  received  as  a  lien  final  to  the  party,  whose 
will  alone  was  regarded  as  consideration  sufhcient.(8)  It  has  already 
been  stated,  (Vol.  I,  Implied  TnisU,)  that  the  want  of  consideration  in  a 
deed  may  sometimes  raise  a  use  or  trust  for  the  grantor.  And  it  will 
be  seen  hereafter,  that  this  circumstance  will  render  a  deed  void  as  to 
his  creditors.     (See  Fraudulent  Conveyance,  ch.  89.) 

(1)  Purd.  Dig.  164-6.  1  Read.  13;  1  Con.  (S.  C.)  131 ;  Pillans  v.  Mie- 

(2)  Jackson  v.  Cory,  8  John.  385;  Horn-  I  rop,  3  Burr.  1670;  Rann  v.  Hughes,  7  T.  R. 
beck  V.  Westbrook,  9,  73.  |  350,  n.;  Pago  v.  Trufant.  2  Mass.  159;  Brown 

(3)  Sharisigton  ».  Stroffer,  Plow.  308  ;  Bac.  J  v.  Bank,  &c.,  3  Barr,   187. 

marriage      A  scliedule  must  be  inserted,  sufficiently  exact  to  give  notice  to  creditors,  and 

the  instrument  recorded,  before  or  within  ninety  days  after  marriage,  in  the  county  where 
the  husband  resides,  or,  if  he  is  out  of  the  State,  in  tlie  county  of  lier  residence,  if  made  be- 
fore marriage;  if  after,  the  county  of  her  last  residence.  Any  party  competent  to  conveyor 
devise  may  convey  or  devise  to  a  married  woman,  to  her  sole  use,  witiiout  any  trustee,  any 
estate.  Within  ninety  days,  the  instrument  shall  be  recorded  in  the  county  where  the 
husband  resides,  or,  if  he  is  out  of  the  Commonwealth,  in  the  county  where  the  grantor  re- 
sides; otherwise,  the  property  may  be  taken  by  creditors  of  the  husband  In  both  the 
cases  above  named,  the  wife, with  respect  to  the  separate  property,  lias  the  rights  and  incurs 
the  liabilities  of  a  feme  sole,  and  is  also  liable  upon  and  on  account  of  all  ante-nuptial  con- 
tracts or  wrongs.  Tins  statute  does  not  enable  a  husband  to  convey  directly  to  the  wife; 
nor  does  it  atl'ect  the  claim  of  curtesy.  Upon  petition  of  the  wife,  the  Supreme  Court  may 
appoint  a  trustee  of  her  property ;  to  whom  she  may  then  convey  it.  The  property  shall 
still  be  liable  in  suits  against  lier;  but  her  rights  as  a  fe'/ne  sole  will  cease.  The  above  pro- 
visions do  not  dispense  with  registration  in  the  county  where  the  land  lies.  See  Vol.  I, 
p.  124. 

In  Maine,  by  St.  1844,  Mar.  22,  a  married  woman  may  become  seized  or  possessed  of  any 
property,  real  or  personal,  by  direct  bequest,  devise,  gift,  purchase  or  distribution,  in  her 
own  name,  and  as  of  her  own  property;  provided  she  makes  it  appear,  in  any  issue  touch- 
ing her  title,  that  it  does  not  in  any  way  come  from  the  husband  after  coverture. 

By  the  same  act.  wlien  a  woman,  possessed  of  real  or  personal  property,  shall  marry,  it 
shall  continue  to  her,  as  her  separate  property,  free  from  the  husband's  liabilities. 

But  a  wife  may  release  to  the  husband  the  control  of  her  property,  and  he  may  then  re- 
ceive and  dispose  of  the  income,  while  applied  to  their  mutual  benefit. 

In  New  Hampshire,  if  a  wife  from  her  separate  estate  pays  part  of  the  price  of  land,  which 
is  conveyed  to  her  with  the  husband's  assent;  her  title  is  good  against  all  but  his  creditors. 
Marshall  v.  Pierce,  12  N.  H.   128. 

(a)  In  general,  the  riglits  of  a  corporation  in  this  respect  depend  upon  the  terms  and  ob- 
ject of  its  charter.  Any  further  consideration  of  the  subject  would  lead  to  inquiries  of  much 
interest  and  extent ;  but  foreign  from  the  plan  of  the  present  work. 

(b)  In  Maine,  (Rev.  St.  373,)  conveyances  to  counties  are  made  valid,  if  for  their  benefit, 
by  whatever  name  they  are  designated.  As  to  a  conveyance  to  a  town,  see  Sewall  v.  Car- 
gill,  3  Shepl.  414, 

YoL.  11.  19 
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59.  Upon  this  subject  it  has  been  said,  at  common  law  a  feoffment 
was  valid  without  consideration;  or,  if  any  was  implied,  it  was  the 
feudal  duty  or  service  resulting  to  the  grantor.  Since  the  statute  qvia 
emptores,  no  such  duty  is  implied.  Hence  an  opinion  has  prevailed, 
that  a  consideration  has  since  become  necessary. (1) 

60.  It  has  been  held  in  Massachusetts  auil  Maine,  that  by  virtue  of 
the  statutes  of  conveyances,  a  deed  may  be  construed  as  a  feoffment,(a) 
where  the  intent  so  requires,  to  which,  at  common  law,  no  considera- 
tion is  necessary. (2)(/>) 

61.  But  in  New  York,  in  a  case  where  the  deed  could  operate,  if  at 
all,  only  as  a  bargain  and  sale,  a  consideration  was  held  necessary.(3) 
In  another  case.  Chancellor  Kent  remarked,  that  the  better  opinion  is, 
that  the  notion  of  a  consideration  first  came  from  equity,  where  it  was 
required  to  create  a  use;  and  hence,  when  conveyances  to  uses  were 
adopted,  courts  of  law  held  a  consideration  necessary  to  a  bargain  and 
sale.  But  such  requisition  is  merely  formal,  a  peppercorn  being  suffi- 
cient to  raise  a  use.  And  the  Chancellor  seems  to  admit  that  a  feoff- 
ment requires  no  consideration. (4)(c) 

62.  A  deed,  made  for  "divers  good  and  valuable  considerations," 
and  also  in  consi deration  of  §10,  is  a  good  bargain  ami  salc^")) 

H8.  A  quit-clami  deed  is  a  conveyance  at  common  law,  and  good, 
though  the  con.sideration  is  indefinitely  set  forth  ;  as  "for  divers  good 
causes  and  eonsiderations."(6) 

64.  The  support  of  the  Gospel  is  sufficient  consideration  for  a 
release.(7) 

65.  Although  a  consideration  is  in  general  unnecessary  to  the 
validity  of  a  deed  at  law,  yet  a  court  of  equity  will  not  enforce  a  deed 
made  without  consideration.  A  voluntary  conveyance,  good  at  law,  is 
good  also  in  equity;  but  a  voluntary  defective  eonvevance,  inoperative 
in  law,  will  not  be  aided  in  equity.  So  equity  will  not  aid  one  party 
against  another,  where  both  stand  upon  the  same  equitable  ground. 
Thus,  in  the  case  of  two  conveyances,  both  of  which  are  without  con- 
sideration, the  latter  will  not  be  assisted  against  the  former.(i)) 

QQ.  Considerations  are  of  two  kinds,  viz.,  civil  or  valuable,  and  moral 
or  good.  Money  is  the  most  common  valuable  consideration  ;  but  it 
may  consist  in  marriage  also,  whieh  is  regarded  in  law  in  the  light  of  a 
pecuniary  advancement.  So,  in  assuming  a  lien  on  the  lands  or  cove- 
nantino-  to  pav  debts.  A  good  eonsid.-ration  is  commonly  the  affection 
which  a  man  has  for  his  children  or  relatives,  and  his  desire  to  promote 


(1)  Greon  v.  Thomas,  2  Fairf.  321-2. 

(2)  MiirsliJill  V.  Fiplc,  6  Mass.  24:  Emery 
V.  (Miafp,  5  Greeiil,  232  ;  Green  v.  Thomas,  2 
Fairf.  321. 

(H)  Jacl<8on  V.  Florence,  16  John.  4T. 

(4)  Jaoksoii  V.  Alexander,  3  John   484. 

(5)  Maccubbui  v.  Cromwell,  7  Gill  *  J. 
157. 


(6)  Roofers  v.  Tliilhouse,  3  Conn.  402. 

(1)  Rcfbrined,  Ac.  v.  Veeiler.  4  Wend.  494. 

(8)  Treat  of  Kq  B.  1,  eh.  5.  sections  2.  3; 
Osgood  V.  Strode.  2  P.  Wni.s.  245;  Colmaii 
V.  S  irrel.  I  Ves.  54;  Goodwin  v.  Goodwin,  1 
Ch.  R.  173:  Sdckney  v.  Boran,  2  Barr,  67; 
Dnbbs  V.  Finley,  2  Burr,  3i»7. 


(a)  See  cli.  81. 

(h)  In  Florida,  \vliere  there  is  no  consideration  of  benefit  or  advantajre  to  the  grantor  or 
of  detriment  to  the  grantee,  the  deed  is  nudum  pactum.  Soutiiern  Life,  &c.  v.  Cole,  4 
Florida,  359. 

(c)  In  ejectment  to  try  tlie  legal  title  to  land,  the  question  whether  a  deed,  in  which  the 
consideration  expressed  is  one  dollar,  is  fraudulent  in  fact,  cannot  be  tried.  Such  nominal 
consideratiou  is  sufficient  to  sustain  the  deed.     Meakings  v.  Cromwell,  2  Sandf.  512. 
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their  interest.  Equity  considers  the  relation  of  parent  and  child  as  the 
foundation  of  a  moral  obligation,  and  the  latter  as  a  creditor  of  the 
former.  Payment  of  a  debt  is  sometimes  classed  as  a  good  considera- 
tion. A  convej^ance  founded  ou  <z:ood  consideration  is  presumed  to  be 
valid.(l) 

67.  Where  the  consideration  of  a  deed  is  paid  to  a  third  person,  by 
direction  of  the  grantor,  this  is  equivalent  to  a  payment  to  the  grantor 
himself  And  even  a  subsequent  assent  to  this  form  of  payment  has 
been  held  to  have  the  same  effect.  As  where  a  wife  admits  that  the 
consideration,  for  which  her  husband  contracted,  shall  operate  as  a 
valuable  consideration  to  herself.  So  where  the  consideration  of  a  bar- 
gain and  sale  is  paid  by  one  of  the  bargainees,  this  is  sufficient  to  vest 
the  estate  in  all.(2) 

68.  When  one  consideration  is  expressed  in  a  deed,  any  other  con- 
sistent with  it  may  be  averred  and  proved.  Thus,  where  a  deed  from 
father  to  son  purports  to  be  for  a  pecuniary  consideration,  it  may  be 
still  set  up  as  an  advancement,  because  the  estate  may  have  exceeded 
in  value  the  sum  expressed.  And,  a  fortiori,  where  the  consideration 
of  love,  &c.,  is  expressed,  though  a  very  small  pecuniary  consideration 
is  also  added.  So,  where  the  consideration  expressed  is  "  natural  love 
and  affection,"  it  mav  be  proved,  for  the  purpose  of  upholding  the  deed 
against  creditors  of  the  father,  that  the  son  gave  him  a  bond  to  support 
his  wife  and  children.  So  the  consideration  of  natural  affection  may  be 
averred,  besides  the  valuable  consideration  expressed,  to  give  effect  to 
a  conveyance  iafaturo,  as  a  covenant  to  stand  seized ;  though  the  con- 
sanguinity oi  the  parties  is  not  mentioned  in  the  deed. (a)  It  is  said,  a 
man  is  estopped  by  his  deed  to  deny  that  he  granted,  or  that  he  had 
good  title  to  the  estate  conveyed,  but  he  is  not  bound  by  the  considera- 
tion expressed,  because  that  is  known  to  be  arbitrary,  and  is  fiequently 
different  from  the  real  consideration. (o) 

69.  Where  no  consideration  is  expressed,  any  lawful  one  may  be 
averred,  and  the  averment  submitted  to  a  jury  ;  especially  if  the  case 
is  not  within  the  statute  of  frauds  (4) 

70.  A  deed  imports  a  consideration  ;  and  cannot  be  avoided  merely 
because  it  mentions  none.  The  want  of  consideration  must  be  proved. 
So,  where  one  deed  is  made  the  day  after  another,  the  first  expressly 
upon  a  lottery  consideration,  and  the  last  upon  a  nominal  pecuniary 
consideration  ;  no  presumption  can  arise,  that  the  last  was  also  fur  a 
lottery  consideration. (5) 

71.  But  the  averment  of  a  consideration  which  does  not  'appear  by 

(1)  4  Cruise,  23;  Tunno  v.  Trezevant,  2  '  474  ;  Wallis  v.  Wallis,  4  Mass.  13G-7  ;  Wil- 
Des.  Cha.  269  ;  Caborne  v.  Godfrey,  3,  519:  kinson  v.  Scott,  17  Mhss.  249  ;  Gale  v.  Cohurn, 
"Ward  V.  "Webber,  1  Wasli.  278;  1  Jolin.  Cha.  '  18  Pick.  397;  Gale  v.  Williamson,  8  Mees.  * 
329;  Adamson  v.  Lamb,  3  Blackf.  448 ;  W.  405 ;  Mead  v.  Steger.  5  Port.  498. 
Frazer  v.  "Western,  1  Barb.  Cha.  220  ;  Mc-  (4)  Stearns  v.  Barrett,  1  Pick.  449;  Bowea 
"Whorter  V.  Wriglit,  6  Geo.  555.  \v.  Bell,    20  John.   338;    Frink  v.   Green,  5 

(2)  LilliRow   V.   Kavena<rii,  9  Mass.   177;  '  Barb.  455. 

Maccuiibin  v.  Cromwell,  7  Gill  k  J.  166-7.      [      (5)  Boynton  v.  Ree?,  8  Pick.  332;   Jack  w. 

(3)  Ilalcli  V.  Straigiu,  3  Conn.  31;  Quarlcs  Dougherty,  3  Walts,  151;  Den  v.  Oj;deii.  4 
V.  Quarles,  4  Mass.  682;  Mildmay's  case,  1  Wash.  C.  139;  Briggs  v.  French,  2  Suinn. 
Co.    17.6;  Rex    v.   luliabilants,  &c.,  3  T.  R.  1251. 


(a)  See  ch.  81,  Covenant  to  stand  seized. 
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the  deed  is  said  to  be  allowable,  only  where  a  use  is  declared,  not  where 
the  use  itself  depends  upon  proof  of  the  consideration. (I) 

72.  In  New  Hampshire,  Kichardson,  Ch.  J.,  treats  the  subject  of  the 
Xionsideration  of  deeds  as  one  upon  which  there  is  a  conflict  of  autho- 
rities, lie  remarks,  that  it  seems  to  be  well  settled  as  a  general  rule, 
that  where  a  pecuniary  consideration  is  expressed,  a  court  of  law  per- 
mits no  averment  to  the  contrary.  It  has  been  held  in  some  cases,  that 
if  a  particular  consideration  is  expressed,  no  other  can  be  averred.  In 
other  cases,  it  has  been  held  that  any  consideration  consistent  with  the 
one  expressed  may  be  averred.  These  authorities  may  be  probably 
all  reconciled,  by  adverting  to  the  different  purposes  for  which  an  at- 
tempt has  been  made  to  show  other  considerations  than  those  expressed, 
and  to  the  different  kindsof  considerations  which  have  been  expressed. 
It  is  perfectly  well  settled,  that  a  consideration  expressed  in  a  deed 
cannot  be  disproved,  in  order  to  defeat  the  convej'ance,  except  for 
fraud  ;(a)  as  in  case  of  a  deed  of  bargain  and  sale,  to  which  a  pecu- 
niary consideration  is  necessarj'.  But,  for  other  purposes,  the  acknow- 
ledgment of  the  receipt  of  money  in  a  deed  may  be  contradicted. 
Thus,  where  two  trustees,  joining  in  a  conveyance,  acknowledge  the 
receipt  of  the  consideration,  one  may  show  that  no  part  of  it  came  to 
his  hands.  So  in  any  case,  where  a  deed  acknowledges  receipt  of  the 
consideration,  it  may  be  shown  that  it  was  not  paid,(J)  and  an  action 
brought  to  recover  it.  Upon  the  same  ground,  in  an  action  for  breach 
of  the  covenant  of  seizin,  a  different  consideration  may  be  shown  from 
that  which  is  expressed,  for  the  purpose  of  settling  the  amount  of 
damages. (2) 

78.  This  last  point  has  also  been  settled  the  same  way  in  Connecti- 
cut. It  was  said,  the  only  operation  of  the  consideration  clause  is,  to 
prevent  a  resulting  trust  in  the  grantor,  and  estop  him  to  deny  the  deed 
for  the  uses  mentioned.     Hosmer,  Ch.  J.  dissented. (3) 

74.  In  Vermont,  .it  seems  to  be  held  that  a  deed  of  bargain  and  sale 

is  invalid,  if  made  without  consideration.     But  it  was  also  held,  that 

where  sucli  deed  contained  the  clause,   "for  and  in  consideration  of 

dollars,  current  money,"  &c.,  parol  evidence  was  admissible  to 


(1)  Storerv.  Butson.  8  Mass.  44?.. 

(2)  Morse  v.  Shattuck,  4  N.  H.  229;  Pritch- 
ard  V.  Brown,  4  N.  H.  397  ;  Fisher  v.  Smith, 
Moore.  569;  Sliep.  Touch.  223;  Clarkson  v. 
Han  way,  2  P.  V\'nis.  203  ;  Schemerhorn  v. 
Ta  iderheydf n,  1  Jolin.  139;  Howes  v. 
Barker,  3,  506 ;  Maiojey  v.  Haner,  7,  341  ; 
Kip  V.  Deniston,  4  23  ;  Shephard  v.  Little. 
14,  210;  Preston  v.  Mert-eaii,  2  W.  Bl.  1249; 
Cromwell's   case,  2  Co.  76;  Mildmay's  case, 


1,  175  ;  Wilt  V.  Franklin,  1  Binn.  502  ;  Buffum 
V.  Green,  5  N.  H.  82;-  Beach  v.  Packard,  10 
Verm.  96;  Grout  v.  Townsend,  2  Hill,  554; 
Clapp  V.  Tirrell,  20  Pick.  247  ;  Taj-gart  v. 
Scanbery,  2  McL.  543;  Bnrbank  v.  Gould,  3 
Shepl.  118;  While  v.  Miller.  22  Verm.  380; 
Bolles  V.  Beach,  2  N.  J.  680;  Grout  v.  Towns- 
end,  2  Denio,  336  ;  Rolt'e  v.  Haner,  1  Gill, 
84;  Meriam  v.  Harsen,  2  Barb.  Cha.  232. 
(3)  Belder  v.  Seymour,  8  Conn.  304. 


(a)  In  such  case,  the  consideration  clause  is  held  the  slightest  kind  of  prima  facie  evi- 
dence.    Clapp  V.  Tirrell,  20  Pick.  247. 

In  New  Hampshire,  it  is  held  to  be  no  evidence;  but,  as  against  creditors  who  levy  upon 
the  land,  the  deed  is  presumed  to  be  voluntary  and  fraudulent,  till  some  other  proof  of  con- 
sid^ration  is  olFered.     Kimball  v.  Fenner,  12  N.  H.  248 

In  Maryland,  the  receipt  in  a  deed,  acknowlediring  payment  of  the  consideratiim,  is  onlj 
prima  f«rAe  proof,  and  may  be  contradicted  or  explained  by  parol  evidence.  Elysville,  Ac. 
V.  Okii-ko,  &c ,  1  Mnrv  land  Ch.  Decis.  392. 

{b)  Or  that  it  was  h'ft  with  the  grnntoe,  to  be  paid  to  a  third  person.  3  Shepl.  118;  ace. 
Thaverv.  Viles,  23  Venn.  494;  Barnum  v.  Childs,  1  Sandf.  581;  Morgan  y.  Bittemberger, 
3  Gill,  350. 
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prove,  as  the  consideration,  the  payment  of  money  by  the  grantee  on 
account  of  the  grantor.  The  court  remarked,  that  this  clause  might  be 
read  "in  consideration  of  dollars,^''  kc,  which  would  mean  two  or  more 
dollars,  and  express  consideration  enough  ;  or,  "  in  consideration  of 
blank  dollars,"  which  would  mean  no  dollars.{l) 

75.  So,  where  the  only  clause  of  a  deed,  relating  to  the  considera- 
tion, was,  "  for  good  consideration,  me  thereunto  moving ;"  it  was 
held,  that  the  jury  might  infer  from  circumstances  a  legal  considera- 
tion.(2) 

76.  In  the  case  of  Poivell  v.  Hanson,  &c.,(3)  Judge  Story  remarks 
upon  the  conflict  of  authorities  in  relation  to  the  consideration  of  a 
deed.  He  cites  the  opinion  of  Lord  Hardwicke,  that  where  a  conside- 
ration is  named,  no  other  can  be  proved,  unless  the  clause  is  added, 
"  and  for  other  considerations."  Other  authorities,  and  among  them 
that  of  the  court  in  New  York,  are  to  the  same  effect.(4)  But  there 
are  many  contrary  decisions,  including  those  of  Lord  Kenyon,  and 
Lord  Chief  Justice  Willes ;  and  perhaps  the  preponderance  of  au- 
thority is  in  favor  of  the  latter.(5)  But  however  this  may  be.  Judge 
Story  holds,  that  the  parties  are  estopped  to  deny  the  consideration 
stateil,  and  cannot  therefore  aver  another  one  as  the  sole  consideration. 

77.  In  Pennsylvania,  where  a  deed  of  bargain  and'  sale  states  a 
money  consideration,  the  additional  consideration  of  advancing  the 
bargainor's  daughter  in  marriage  may  be  proved.  Whether  a  conside- 
ration contrary  to  the  one  expressed,  qu?  If,  in  a  bargain  and  sale,  a 
blank  be  left  for  the  consideration,  it  is  void.  But  if  such  deed  recite 
a  consideration,  the  jury  Cannot  find  that  there  was  none.(6) 

78.  In  South  Carolina,  it  is  said,  a  party  cannot  at  law  offer  parol 
proof  of  a  c/;j7ereni;  consideration  from  that  which  is  expressed  ;  but  he 
may,  it  seems,  of  a  greater  or  less,  of  the  same  character.  In  Ken- 
tucky, if  a  mortgage  recites  that  it  is  given  to  secure  a  loan  ;  the  mort- 
gagor is  estopped.  Biit  not  to  prove  illegality  of  consideration.  In 
Maryland,  when  a  deed  is  rendered  inoperative  and  void,  by  dispro- 
ving the  consideration  expressed,  evidence  of  a  different  consideration 
will  not  be  received  to  support  it.  But  where  a  party  maintains  tne 
validity  of  a  deed,  and  seeks,  upon  the  allegation  that  the  consideration 
has  not  been  paid,  to  enforce  its  payment  by  the  assertion  of  the  ven- 
dor's lien,  evidence  may  be  admitted,  to  prove  that  he  has  been  satisfied 
for  the  purchase-money,  by  receiving  something  else,  as  an  equivalent. 
In  Vermont,  parol  evidence  is  admissible  that  the  sum  expressed  in  a 
deed  to  be  the  consideration,  and  which  was  received  by  the  grantor, 
was  in  fact  received  by  him  as  the  consideration,  and  also  as  payment 
of  a  debt.  In  Arkansas,  a  plea,  averring  the  consideraticm  of  a  deed  to 
be  other  than  that  expressed,  but  not  to  be  in  writing,  is  bad.(7)  In 
North  Carolina,  where  a  deed  is  attacked  on  the  ground  of  fraud,  it  is 

(n  Wood  V.  Beach,  T  Verm.  522.  (See  case,  7  Co.  40;  Vernou's  case,  4,  3;  Doe  v. 
Brackett  v.  Wait,  6.  411.)  i  Sall<eld,  Willes.  673. 

(2)  Stevens  v.  Stevens,  3  Term.  448.  1      (6)   llaydeii  v.  Mentzer,   10  S.  &  R.  329  ; 

(3)  3  Mas.  358-9;  Peacock  v.  Monk,  1  'Moore  v.  Lessee,  &c.,  4  Biriii.  4;  Wilt  v. 
Yes.  190.  :  Franklin,  1,  502. 

(4)  Cla'rkson  v.  Hanwav,  2  P.  Wnis.  203;  '  (7)  Garrett  v.  Stuart,  1  McOord,  514;  Xor- 
Shep.  ToiK'h.  222,  510;  Jackson  ?;.  Delancey,  I  ris  v.  Norris,  9  Dana.  317  ;  Klysville.  &c  v. 
4  Cow.  427.  i  Okisko,  &c,.  1  Md   Ch.  392  ;    Harwool  v.  Ks- 

(5)  The  King?;.  Scammonden,  3  T.  R,  474;  '  tate,  &c.,  22  Verm.  507;  Bird  v.  Sniitli,  3 
Villers  v.   Beaumont,  2  Dyer,  146;  Bedell's    Eng.  368. 
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competent  to  show,  in  addition  to  the  consideration  expressed,  the  mo- 
tives of  the  grantor  in  making  it ;  such  as  the  rehitionship  of  the  par- 
ties, or  the  great  affection  of  the  grantor  for  the  grantee. (1) 

79.  A  deed  must  be  written  or  printed  upon  paper  or  parchment. 
It  may  be  in  any  language  or  character.(2) 

80.  It  is  the  general  rule,  that  a  deed  must  be  wholly  written  before 
sealing  and  delivery.  If  a  paper  be  sealed  and  delivered,  with  direc- 
tions to  fill  it  up  with  an  agreement,  which  is  done,  this  is  no  deed. 
Whether  blanks  may  be  filled  up  after  execution,  seems  to  be  an  un- 
certain point.  In  one  case  it  was  held,  ihat  a  deed  of  revocation,  ma- 
king a  new  settlement,  was  valid,  notwithstanding  this  circumstance. 
But  it  has  been  held  in  Pennsylvania,  that  the  purchaser  of  an  estate 
is  not  bound  to  accept  a  deed  in  which  a  blank  is  left  for  the  considera- 
tion, although  the  grantor  has  authorized  his  agent  to  fill  it  up.(8)  (See 
injra^  Alteration  of  Deeds.) 

81.  In  England,  all  deeds  are  required  to  be  stamped.  But  the  law 
prescribes  this  Ibrmalit}^,  only  as  a  requisite  for  using  the  deed  in  any 
legal  proceeding,  and  not  as  necessary  to  its  actual  validity.  Hence  it 
is  sufficient,  if  it  be  stamped  after  the  execution. (4) 

82.  A  deed  contains  certain  formal  parts,  which  properly  enter  into 
its  composition,  in  order  to  constitute  a  perfect  instrument;  although 
not  absolutely  necessary  to  its  validity.  The  construction  of  these  seve- 
ral parts  will  be  considered  hereafter.  A  few  remarks  only  will  be 
made  in  this  connection,  in  relation  to  their  general  nature  and  object. 

83.  The  jyetnises  of  a  deed  consist  of  the  introductory  part,  including 
the  date,  (which,  however,  is  sometimes  put  at  the  end,)  the  names  and 
descriptions  of  parties,  the  recital,  consideration  and  receipt  thereof,  the 
grant,  description,  and  excepttion,  if  any. (5) 

84.  The  habendum  declares  the  estate  or  interest  granted  ;  which  may 
also  be  done  in  the  premises.  The  description  need  not  be  repeated  in 
the  habendum. 

85.  The  tenendum,  accompanying  the  habendum,  expresses  the  tenure 
of  the  estate,  but  is  a  merely  formal  clause. 

86.  The  reddendum  is  a  reservation  to  the  grantor  of  some  new  thing 
from  the  land — such  as  rent.(6) 

87.  Then  follow  the  conditions,  if  any  ;  the  loarranty,  and  covenants, 
the  nature  and  effect  of  which  will  be  explained  hereafter;  and  finally, 
the  conclusion,  mentioning  the  execution,  and  the  date,  either  expressly, 
or  by  reference  to  the  beginning. 

88.  A  deed  must  be  read,  if  any  party  so  require  ;  by  himself,  if  able 
to  read,  if  not,  by  some  one  in  his  presence.  If  misread,  it  is  so  far 
void,  unless  th!s"^is  done  by  collusion,  for  the  purpose,  of  avoiding  it. 
But  a  grantor  is  presumed  to  know  the  contents  of  the  deed.(7) 

89.  Signing  and  sealing  is  the  next  requisite  to  a  deed. (a)     The  prac- 

(1)  Potter  v.  Everitt,  7  Ired.  Eq.  152.  ,      (6)  Co.  Lit.  47  a. 

(2)  Co.  Lit.  229  a ;  2  Black.  Com.  297.  (7)  Manser's   case,   2  Rep.  3  ;    Thorongh- 

(3)  Touch.  54  ;  Ayres  v.  liariie.ss,  1  Ohio,  good's  case,  lb.  9  ;  Shulter'scaso,  12  Hep.  90; 
368  ;  Paget  v.  Paget,  2  Clia.  R.  187  ;  Moore  Skin.  159  ;  Bennetv.  Vade,  2  Alk.  .327  :  Rex 
v.  Bickhain,  4  l^inn.  i.  v.    Longnor,    1   Nev.  AM.    576;   Kimball   v. 

(4)  4  Cruise,  24.  Eaton,  8  N.  H.  391. 

(5)  Co.  Lit.  6  a.  I 

(a)  To  an  action  of  covenant  upon  an  indenture  of  lease,  by  the  lessor  against  an  as.signee 
of  the  lessee,  it  is  a  bad  pk-a,  that  the  indenture  is  not  signed  by  tiie  plainliffor  his  agent. 
Tiie  sealing  is  enough,  and  the  defendant  is  estopped.  Aveliae  v.  Whisson,  4  Mann,  and 
G.  801. 
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tice  ofs.'aling  arose  iti  Englaml  at  the  Norman  conquest.  Every  indi- 
vidual had  his  own  private  waxen  seah  Till  the  reign  of  Charles  IT, 
signing  was  not  requisite;  but  tiiere  could  be  no  deed  without  a  seal. 
And  the  term  deed  is  now  held  to  imply  a  seal.  It  is  sufficient,  how- 
ever, if  a  party  either  previously  authorize  another  to  seal  for  him,  or 
subsequently  adopt  such  seal  as  his  own,  by  delivery  of  the  deed.  One 
piece  of  wax  may  serve  for  several  seals,  if  distinct  impressions  be  made 
upon  it  by  the  respective  parties,  and  this  circumstance  recited  in  the 
conclusion.  And  when  an  instrument  between  two  parties  concludes, 
"given  under  our  hands  and  seals,"  and  the  name  of  the  first  signer 
alone  has  a  seal  after  it,  the  other  signing  immediately  below  ;  it  is  a 
seali'd  instrument,  upon  which  assumpsit  does  not  lie.(l)(r/) 

90.  Two  or  more  several  signers  of  a  deed  may  adopt  one  seal.  And 
such  adoption  may  be  inferred  from  the  facts,  that  the  deed,  &c.,  con- 
tains the  allegation  "  sealed  with  our  seals,"  and  that  one  of  the  makers 
signs  and  delivers  it  as  his  deed,  without  a  new  seal,  after  a  signing  and 
sealing  by  the  others.(2) 

91.  But  the  same  contract  may  be  the  specialtj'  of  one  party  and  the 
parol  agreement  of  another.(3) 

92.  '^I'he  recital,  "the  parties  hereunto  set  their  hands  and  seals,"  is 
insufficient  without  an  actual  sealing;  and,  on  the  other  hand,  such 
sealing  is  sufficient  without  this  recital. (4)     (See  sec.  98.) 

93.  A  seal  is  an  impression  upon  wax,  a  wafer,  or  some  other  tena- 
cious srd)stance.{b)  This  is  the  C(unmon  law  definition  ;  but,'in  the  United 
States,  either  this  definition  must  be  considesed  as  extensively  changed, 
or  the  requisite  itself  done  away.  Thus,  in  Pennsylvania,  a  'written  or 
ink  seal  is  good ;  but  not  a  horizontal  slit  with  a  ribbon  drawn  through 
it,  oppcjsite  the   name  of  the  party,  though  it  was  intended  to  cover  it 


(11  4  Cruise.  25-6;  Mackay  v.  Blooriffool, 
9  Joluj.  285;  Hatch  v.  Cravvford,  2  Portpr. 
64;  BradQeld  f.  M(?Coriiiick,  3  Blackf.  162; 
Aiisley  V.  Nolan.  6  Por.  379;  Van  Blaricnui 
V.  Yeo.  2  Blackf  323  and  n. ;  Taylor  v.  Mor- 
ton. 5  Dana,  365;  Mapes  «.  Newman,  2  Pike, 
469  ;  Sleigenberger?;.  Carr.  3  Mann.  &  G.  191 ; 
Underwood  v.  Campbell,  14  N.  H.  393. 


(2)  Pequawkett  v.  Mathes,  7  N.  H.  230; 
Davis  V.  Burton,  3  Scam.  44;  Townsend  v. 
Flubbard,  4  Hill,  351;  Bank,  &c.  v.  Bugbee, 
19  Maine,  27.  See  Van  Alstjne  v.  Van 
Sljck,  10  Barb.  383. 

(3)  Stabler  v.  Cowman,  1  Gill  &  J.  284. 

(4)  Taylor  v.  Glaser,  2  Ser.  &  R.  504; 
Vance  v.  Funk,  2  Scam.  264. 


(a)  A  quit-claim  deed  from  two  grantors,  signed  and  sealed  by  each  of  them,  and  signed  by 
their  wives,  with  one  seal  against  both  signatures,  and  concluding,  after  the  clause  of  release 
of  dower,  "'  in  witness  whereof,  we,  tbe  grantors,  have  hereunto  set  our  hands  and  seals;" 
is  sufficient  to  bar  the  dower.     Tasker  v.  Bartlett,  5  Cuah.  359. 

The  above  rule  applies,  where  the  seal  is  claimed  to  be  the  joint  seal  of  the  plaintiff  and 
defendant  in  the  suit.  Univer.=<ity,  &c.,  v.  Goslyn,  21  Verm.  52.  "Where  there  are  several 
signers  and  only  one  seal  or  scroll,  whether  all  intended  to  adopt  it  is  a  question  for  the  jury  ; 
but  an  instrument  signed  by  two,  with  one  seal,  \s  prima  far.ie  sealed,  and  the  party  con- 
testing that  it  is  so  siiould  aver,  by  plea,  that  it  is  not  a  sealed  instrument.  Lambden  v. 
Sharp,  9  Humph    224. 

[b]  Tasker  v.  Bartlett,  5  Cush.  359.  It  is  held  in  New  York,  that  an  impression  made 
directly  upon  the  paper  is  not  a  lawful  seal,  except  in  the  case  of  public  officers  and  courts. 
2  Rev."  St.  404;  Farmers,  Ac.  v.  Haight,  3  Hill,  493.  See  Stanton  v.  Camp,  4  Barb.  274, 
So  in  Vermont,  Maine  and  New  Hampsliire,  this  exception  hns  been  recognized  by  statute. 
Venn.  Rev.  St.  53  ;   N.  H.  Rev.  St.  44  ;    Me.  lb.  45. 

A  certificate  of  the  acknowledgment  of  a  deed,  before  the  clerk  of  a  court,  is  sufficientiy 
authenticated,  by  an  impression  of  tlie  seal  of  the  court  upon  the  paper,  without  any  wax, 
wafer,  or  other  tenacious  substance.     Pillow  v.  Roberts,  13  How.  U.  S.  472. 

Tiie  impression  of  a  distinctive  corporation  seal  on  an  instrument  calling  for  the  seal  of 
the  cnrporation,  although  without  wax,  wafer,  or  other  like  substance,  was  held  to  be  a  seal, 
Corrigau  y.  Trenton,  &c.,  1  Halst.  Cb.  52. 
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with  wax.  So  in  Ohio,  Missouri,  Virginia,  (b}^  usage,  prior  to  the 
statute)  Mavland,  A!abama,(a)  New  Jersey,  Dehiware,  Indiana,  Ilhnois, 
Tennessee,  Michigan,  (except  where  official  seals  are  required,)  Ken- 
tucky, (even  in  the  case  of  corporations,)  and,  according  to  Chancellor 
Kent,  the  Southern  and  Western  states.  New  Jersey  inclusive,  a  scraiol 
OT  flourish  is  allowed  instead  of  a  seal.(l)(5) 

94.  In  Ohio,  a  scrawl  or  other  seal  at  the  end  of  a  signature  is  j^runa 
facie  a  seal,  though  not  mentioned  in  the  testatum  clause.     In  that  State 

a  statute  provides,  that  wherever  a  seal  is  required  by  law,  and  the  seal 
is  not  specific,  either  wax,  wafer  or  ink,  otherwise  called  a  scrawl,  shall 
be  sufficient.(2) 

95.  But  in  Missouri  it  is  held,  that  the  instrument  must  show  an  in- 
tention to  make  a  specialty.  So  in  Virginia,(c)  Texas  and  Alabama.(c?) 
Thus  a  writing  which  concludes,  "as  witness  his  hand,"  is  not  a  deed, 
though  a  scroll,  purporting  to  be  a  seal,  is  annexed.  In _  New  Jersey, 
the  rule  is  limited  to  pecuniary  obligations.  In  Illinois,  it  is  held,  that 
the  party  may  sign  against  a  scroll  previously  printed. (8) 

96.  In  Connecticut,  a  statute  gives  validity  to  all  past  unsealed  con- 
veyances. A  very  late  act  makes  the  same  provisions  as  to  convey- 
ances made  out  of  the  State,  with  a  saving  of  all  suits  then  pending.(4) 

97.  It  is  held,  in  New  Hampshire,(e)  that  if  a  suit  is  brought  in  a 
State  where  the  above  substitute  for  a  seal  is  not  allowed,  ui^on  an  m- 

■  strument  made  in  one  of  the  States  where  it  is  allowed ;  the  Iprm  must 
be  assumpsit,  and  not  covenant.  So  if  it  is  made  payable  in  a  State 
where  such  form  is  not  allowed.  But  in  New  York  it  has  been  held, 
that  debt  lies  upon  an  instrument  thus  executed  in  Pennsylvania.(5) 

98.  Whether  a  writing  is  under  seal  or  not,  is  a  question  to  be  deter- 
mined on  inspection  by  the  court.(6)  It  must  be  determined  by  the 
fact,  whether  the  party  affixed  a  seal  ;  not  by  his  assertion  in  the  body 
of  the  instrument,  or  the  attestatiou.(7)     (See  sec.  92.)  ^ 


'D  "Warren  v  Lyncli,  5  John.  239  ;  Duncan 
V.  Duncan,  1  Watts,  327  ;  McDill  v.  McDill,  1 
Dall.  63;  Lono-  v.  Ramsay,  1  Ser.  k  R.  72  ;  4 
Kent,  452  ;  Walk.  354  ;  Misso.  St.  118;  Jones 
V.  Loorwood,  1  Wash.  42 ;  Trasher  v.  Ever- 
hart.  3  Gill  k  J.  234,  246;  2  Blac.  322;  U.S. 
V.  Stephenson,  1  McL.  462;  Sneed  v.  Ward, 
5  Dana,  188.  See  Mason  v.  Brock,  12  Illin. 
273. 

(2 1  Michenert).  Kenney,  Wright,  459;  lb. 
214;    Ohio  St.  1831,  349. 

(3)  Boynton  v.  Reynolds.  3  Misso.  79;  Cart- 
mill  V.  Hopkins,  2, 20  ;  Lee  v.  Adkins.l  Minor, 


187  ;  Overseers,  &c.  v.  Overseers,  &c.,  1  Halst. 
169;  Austin  v.  Whitlock,  1  Munf.  487  ;  An- 
der.son  v.  Bullock.  4  Munf.  442;  Ankeny  v. 
McMahon,  3  Scam.  13 ;  Flemming  v.  Powell, 
2  Tex.  225. 

(4)  Con.  St.  1836-7,  73  ;  lb.  1845.  36. 

(5)  Meredith  v.  Hinsdale,  2  Caines,  362 ; 
Douglass?;.  Oldham,  6  N.  H.  150.  (But  see 
Warren  v.  Lynch,  5  John.  245.) 

(6)  Duncan  v.  Duncan,  1  Watts,  322. 

(7)  Trasher  v.  Everhart,  3  Gill  &  J.  246. 
But  see  Force  v.  Craig,  2  Halst.  274. 


(a)  All  instruments  importing  on  their  face  to  be  sealed  instruments,  even  though  without 

3  scrawl,  are  now  regarded  as  ppecialties  or  deeds.  Clay's  Dig.  158.  Under  the  statutes  of 
Florida,  a  scrawl,  with  the  word  seal  written  in  it,  afBxed  to  a  name;  is  efl'ectual  as  a  seal. 
Comerford  v.  Cobb,  2  Florida,  418. 

•  (b)  As  to  the  policy  in  this  change  in  the  law,  see  Meredith  v.  Hindsdale,  2  Caines,  262; 

4  Kent,  452,  453. 

(c)  An  iiislruniont  purporting  to  convey  land,  with  a  scroll  attached  to  the  grantor's  name, 
though  the  scroll  is  not  recognized  in  the  body  of  the  instrument,  will  lo  held  to  be  a  deed, 
■where  tlie  instrument  has  been  acknowledged  in  court  by  the  grantor  as  his  deed,  for  the  pur- 
pose of  having  it  recorded.      Asliwell  v.  Ayre.s,  4  Gratt.  283. 

{d)  Otherwise  in  Maryland,  3  Gill  &  J.  246. 

(e)  In  this  State  a  dK^tiiu-t  impression  of  the  seal  upon  paper  is  sufficient,  without  wax  or 
'wafer.     Carter  v.  Burley,  9  N.  H.  658. 
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99.»A  common  seal  is  one  of  the  incidents  of  a  corporation,  by  which 
its  proceedings  are  authenti(4ated  and  proved  to  be  corporate  acts.^  But, 
if  such  seal  is'affixed  by  one  pretending  to  be  an  (.)fficer,  but  having  no 
authority  to  do  it,  it  is  not  the  corporate  seal.(l)(a)  Although  a  corpo- 
ration, according  to  the  modern  doctrine,  may  do  most  acts  btj  vole,  they 
can  convey  land  only  by  a  sealed  instrument.(2) 

100.  The  seal  of  a  corporation  must  be  proved,  to  render  its  deed 
effectual;  not  necessarily  by  one  who  saw  it  affixed,  but  by  one  who 
knows  its  motto,  device,  &c.  But,  it  is  said,  the  seal  of  a  corporation 
upon  a  deed  \s prima  facie  evidence  that  it  was  affixed  by  authority  ; 
especially  if  affixed  by  the  officer  having  custod}'  of  the  seal. (3) 

101.  The  English 'statute  of  frauds,  (29  Cha.  II,  c.  '6,)  requires  all 
conveyances  to  be  made  by  some  vviiting  signed  by  the  party.  Similar 
acts  have  been  passed  in  all  the  States  of  the  Union.  Signing  has  now 
become  the  material  part  of  the  execution  of  a  deed. (4) 

102.  DeHuery  is  another  circumstance  essential  to  the  validity  of  a 
deed;  which  takes  effect  from  its  delivery,  not  from  its  date.(/>)  And 
this  ceremony  may  supply  the  place  of  the  formal  execution  required 
by  law.  Thus,  if  another  person  seal  the  deed  ;  by  delivering  it  as  his 
deed,  the  grantor  adopts  the  seal,  and  gives  efl^ect  to  the  grant.  It  has 
been  suggested  that  the  signing  may  be  adopted  in  the  same  way.  But 
this  seems  repugnant  to  the  statute  of  frauds.  The  universal  practice 
is,  fc)r  the  grantor  to  sign  the  deed,  and  acknowledge  the  seal  as  his.(5) 

103.  Where  a  deed,  though  duly  executed  and  acknowledged,  is  re- 
tamed  by  the  grantor,  with  the  grantee  s  conseut,  as  security  for  the 
consideration,  this  is  no  delivery  or  acceptance,  and  nothing  passes. 
But,  if  he  declares  before  the  attesting  witness  that  he  delivers  the  deed, 
it  is  effectual,  though  he  retain  possession,  and  his  subsequent  declara- 
tions are  inadmissible  to  control  the  delivery,  if  unconditionally 
made.(6) 

103  a.  Voluntary  deed  to  a  trustee  by  a  woman  before  marriage. 
The  cestui  and  trustee  were  not  present,  and  the  deed  was  not  delivered, 


(1)  Lessee,  &c.  v.  Barr,  1  Ohio,  394. 

(2)  London,  &c.  v.  Bailey,  4  Bing.  28.3. 

(3)  Leazure  v.  liillegas,  7  S.  &  R.  313; 
Lovett  V.  Steam,  &e .  6  Paige,  54. 

(4)  McDiU  V.  McDill.  1  Ddll.  64. 

(5)  G-uddard's  case,  2  Rep.  4  b;  CronT;\'ell 
V.  Grunsden,  2  Sail<.  463;  2  Bl.  Com.  307  ; 
Jacksou  V.  Pnipps,  12  John.  418  ;  6  Cow.  617; 


4  John.  230;  Harrison  v.  Trustees,  &c.,  12 
Mass.  463;  Jackson  v.  Leek,  12  Weud.  105; 
Fish  V.  Gordon.  10  Verm.  288;  Whitlocke  v. 
Fiske,  3  Edw.  131;  Goodson  v.  Whitfield.  5 
Ired.  Kqu.  1 63  ;  Ferguson  v.  Miles,  3  (^ilm,  358. 
(6)  Jackson  u.  Dunlap,  1  John.  Cas.  114; 
Doe  V.  Knight,  5  Barn.  &  C.  671;  Youiige  v. 
Moore,  1  Slrobh.  41. 


(a)  In  North  Carolina,  it  is  provided  that  the  deed  of  a  corporation  shall  be  sealed  with  its 
seal,  signed  by  the  president,  or  presiding  memlier  and  trustee,  and  two  menibers  or  trustees 
thereof,  and  have  two  witnesses.  1  N.  C.  Rev.  St.  118.  In  Kentuck)'.  acorporation,  as  well 
as  an  individual,  may  use  a  scroll  instead  of  a  seal.     Reynolds  v.  Glasgow,  6  Dana,  38. 

(b)  A  voluntary  deed  never  parted  with,  and  tiie  purpose  of  which  has  never  been  cora- 
pleteii,  is  regai-ded  in  equity  as  an  iuiperl'ect  instrument.  Cecil  v.  Butclier,  2  Jac.  &  W.  573. 
See  Utterbach  v.  Binns,  1  MrL.  243;    Hammell  v.  Hammell,  19  Ohio,  17. 

Delivery  of  a  deed  is  a  question  of  fact.  Lindsay  v.  Lindsay,  11  Venn.  621;  Hannah  v, 
Swarner,  8  Watts,  9.  But  wha  amounts  to  final  delivery  and  acceptance,  isa  ^iteiiz'o/i  f/toitf. 
The  general  question,  therefore,  is  a  mixed  one  of  law  and  fac^t,  to  be  left  to  tlie  jury,  under 
direction  of  the  court.  E^irlev.  Karle,  1  Spencer,  347.  Recording  is  no  substitute  for  delivery, 
but  merely  a  statutory  addition  to  tiie  common  law  requisites,  of  which  delivery  is  one.  It 
is  only  evidence  of  delivery.  Its  purpose  is,  not  to  perlect,  but  to  publish,  the  deed  ;  not  to 
pass  the  property,  but  to  give  public  notice  that  it  has  alreadv  passed.  Dawson  v.  Dawson, 
Rice,  243. 


298 


TITLE  BY  DEED. 


[CHAP.  LXXX. 


but  destroyed  by  the  grantor,  and  no  publication  made  of  its  contents, 
but  the  grantor  required  the  witnesses  to  sign  without  reading  it,'in  or- 
der that  they  might  not  publish  it.  Held,*  there  was  no  deliver'y,  and 
the  title  did  not  pass.(l) 

lOi.  The  deed  of  a  corporalion  need  not  be  delivered,  The  affixing 
of  the  corporate  seal  is  of  itself  sufficient.  Such  sealing  makes  the  con- 
tract of  a  corporation  a  specialty.  And  delivery  to  the  agent  of  a  cor- 
poration is  a  delivery  to  them.(2)(a) 

105.  If  a  dean  and  chapter  seal  a  deed,  it  is  their  deed  immediately  ; 
but  if  they,  at  the  same  time,  give  a  power  of  attorney  to  deliver,  it  is 
not  their  deed  till  delivery.(3) 

106.  No  particular  form  is  necessary  to  the  delivery  of  a  deed.(Z;)  This 
may  consist  in  an  act  without  words,  or  in  words  without  any  act. 
Slight  circumstances  are  sufficient  to  be  left  to  the  jury.  Thus,  where 
the  deed  hes  upon  a  table,  and  the  grantor  says  to  the  grantee,  "go 
and  take  it_  up,  it  is  sufficient  for  you,"  or,  "it  will  serve  your  turn," 
or,  "  take  it  as  my  deed  ;"  or  where  he  holds  it  out  and  says,  "  here  is 
your  bond,  what  shall  I  do  with  it,"  though  it  never  comes  into  the 
hands  of  the  obligee;  this  is  a  good  delivery.(c)     So,  where  the  deed, 

Western,  &g.   v.   Babcock,  6 


(1)  Wood  V.  Ino:raham.  3  Strobh.  Equ.  105. 

(2)  Cro.  Eliz.  167;   Clark  v.  Woolleu,    &c.. 


15  Wend.  256 
Met.  346. 
(3;   Co.  Lit.  36  a,  n.  5 


(a)  Thus,  a  delivery  to  the  trustees,  in  a  deed  of  aasii2:nment  by  a  bank  for  the  benefit  of 
its  creditors,  is  equivalent  to  a  delivery  to  the  cestuis  que  trust,     inifraham  v.  Gria-e,  13  Sm 
&  M   22. 

(5)  '•  There  is  nothing:  mysterious  in  the  law  on  this  subject,  nor  anything  magical  in  the  for- 
mal delivery  of  a  deed  from  the  iiand  of  the  grantor  to  the  hand  of  tiio  grantee.  If  without 
any  form  or  ceremony,  it  reaches  tlie  po.ssessjon  of  the  grantee,  by  the  consentof  tlie  grantor, 
it  is  sufficient  "  Porter  v.  Cole,  4  Greenl.  25.  It  has  been  held,  tliat  in  case  of  a  deed  to 
two  persons  and  a  delivery  to  only  one,  nothing  being  said  of  the  other,  the  deed  as  to  the 
latter  is  void.  Hatjnah  v.  Swarner,  8  Watts,  9.  Acceptance  as  well  as  delivery  is  necessary. 
Wigyins  v.  Lusk,  12  Illin.  132.  It  is  said,  more  looseness  is  allowed  between /oilAfr  andson 
in  this  respect  than  in  ordinary  cases.  Brown  v.  Brown.  1  W.  &  ilin.  125 ;  Bryan  v  Wash 
2  Gihn    557. 

To  constitute  delivery,  the  grantor  must  part,  not  only  with  the  possession,  but  with  the 
control  of  the  deed,  and  deprive  iiimselfof  the  right  to  recall  it.  [Per  Halsted,  Ch.]  Com- 
mercial Bank  v.  Reckle.ss,  1  Halst.  Ch.  4.^0.  But  see  same  case,  ib.  050. 
_  Whether  a  deed,  duly  executed  and  attested,  lias  been  delivered,  is  a  matter  not  conclu- 
sively settled  by  the  fact,  that  the  deed  is  found  in  the  possession  ot  the  grantee,  or  liy  the 
certificate  of  acknowledgment  in  the  usual  form.     Den  v.  Farlee,  1  New  Jersej',  279. 

After  evidence  of  admissions  of  the  grantor,  from  which  the  delivery  might  be  inferred, 
it  is  competent  to  show,  that  he  was  subsequently  in  possession  of  the  deed,  and  depo- 
sited it  with  a  third  person,  subject  to  his  control;  and  his  directions  to  the  depositary  at 
the  time.     Ib. 

(c)  A,  the  grantor  in  a  deed,  upon  signing  it,  laid  it  before  B,  the  grantee,  saying,  "there 
is  no  go  back  from  that,"  and  the  witnesses  then  attested  it.  A  note,  made  for  the  consid- 
eration, was  not  handed  to  A,  but  both  papers  were  taken  up  by  B,  and  the  parties  went 
to  a  magistrate,  ir  order  that  he  mi>;ht  take  the  acknowledgment,  which  was  accordingly 
done;  but  A  withheld  the  deed  from  B,  who  did  not  then  assent  or  claim  that  it  had  been 
previously  delivered.  B  brings  a  bill  in  equity  against  A  to  obtain  possession  of  the  deed, 
in  Ills  answer  to  which,  A  denies  any  delivery.  Held,  a  delivery  was  not  proved.  Mills  v. 
Gore  20  Pick.  28.  The  statement,  that  '■  the  execJition  of  a  certain  deed  was  proved,"  im- 
plies that  jn-iina  facie  evidence  was  offered  of  delivery.  And,  if  the  grantee  produce  the 
deed,  and  prove  long  possession  under  it,  this  is  a  confirmation  of  such  prima  facie  evi- 
dence. Ross  V.  Durham,  4  Dev.  &  B.  58.  But  where  there  is  no  delivery  ai  the  time,  and 
the  possession  of  the  grantee,  long  subsequent,  is  otherwise  accounted  for,  it  is  not  even 
evidence  of  delivery  for  tiie  jury.     4  Dev.  &  B.  338. 

A  deed  was  executed  by  husband  and  wife  in  favor  of  her  mother,  and  left  in  possession 
of  the  daughter  for  her  mother,  but  was  afterwards  found  mutilated,  the  names  of  the  grantor 
and  witnesses  being  cut  out.    This  was  done  by  the  grantor.    Held,  as  between  the  parties, 
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being  duly  executed  and  read,  in  presence  of  the  grantee,  is  not  taken 
away  by  him,  but  left  behind  at  the  place  of  execution,  this  is  a  suffi- 
cient delivery  in  la\v.(a)  Proof  of  the  handwriting  of  a  deed,  added  to 
its  being  iu  possession  of  the  grantee,  or  a  purchaser  from  him,  \s  prima 

tlie  effect  of  the  deed  vvns  the  same,  as  if  it  bad  been  always  in  tbe  grantee's  possession. 
Frost  V.  Peacofk.  4  Edw.  Cli.  G78. 

Where  a  deed  from  a  lather  to  trustees,  in  trust  for  bis  daughter,  was  signed  and  sealed 
by  the  grantor,  in  tiie  presence  of  witnesses,  but  tiie  attesting  clause  did  not  state  that  it 
was  dtiivered  ;  and  tiie  grantor  retained  the  same  in  bis  possession  nearly  four  years  after 
its  execution,  and  utitil  the  time  of  liis  death,  without  disclosing  its  existence,  eitlier  to  the 
trustees,  or  to  bis  daugliter.  tlie  cestui  que  truf>i  in  the  meantime,  treating  tiie  property  as 
his  own,  and  altering  his  will,  so  as  to  increase  a  previous  devise  to  bis  daujihter,  to  an 
amount  nearly  double  the  value  of  the  property  conveyed;  and,  after  bis  death,  the  deed 
was  found  in  a  liureau  belonging  to  tbe  grantor,  among  liis  clotiies,  and  was  tlien  proved  by 
one  of  the  subscribing  witnesses,  and  recorded;  held,  such  deed  was  void  nnd  inoperativeas 
a  deed  of  bargain  and  sale,  for  want  of  a  valid  delivery,  and  also  as  a  voluntary  settlement. 
Roosevelt  v.  Carow,  6  Barb.  190. 

So,  where  a  deed,  after  acknowledgment,  was  retained  by  tbe  grantor,  and  found  among 
his  papers  after  his  death ;  held,  a  delivery  after  bis  death  would  not  give  it  efl'ect.  Wiggins 
V.  Lusk,  12  Illin.  132. 

If  a  i.hird  person  falls  sick,  to  whom  a  deed  has  been  delivered,  and  tbe  grantor  takes  back 
the  deed  i'or  safety  and  dies,  leaving  it  among  bis  papers,  from  which  it  is  taken  hy  tlie  gran- 
tee and  recorded;   the  orii^iiial  delivery  is  still  valid.     Brown  v.  Brown,  1  W  &  Min.  325. 

Where  the  grantor  is  as  much  or  more  interested  in  the  preservation •f  a  deed  than  the 
grantee,  the  fact  of  its  being  found  in  his  possession  does  not  raisf^  any  presumplion  whether 
delivery  was  intended  at  the  time  of  its  execution.     Blakemore  v.  Byrnside,  2  Eng.  505. 

To  render  the  leaving  of  a  deed  by  tbe  grantor  with  the  clerk,  for  registry,  and  the  regis- 
tration thereof,  a  good  delivery  to  tbe  grantee,  it  must  be  left  for  the  grantee,  or  with  such, 
directions  from  the  crantor  as  to  amount  to  a  delivery,  and  authorize  the  grantee  to  take  it 
from  the  clerk.     Per  Halsted.  Ch.  ;  Commercial,  &c.  v.  Reckless.  1  Halst.  Ch    430  ;   lb.  650. 

The  possession  of  a  mortgage,  obtained  from  the  clerk's  office  hj  the  person  named  there- 
in as  mortgagee,  witiiout  the  consent  of  the  mortgagor,  and  after  he  bad  refused  to  deliver 
the  lioml,  to  .secure  which  the  mortgage  was  drawn,  is  no  evidence  of  the  delivery  of  the 
mortgage.     lb. 

«A  deed  may  bo  good,  though  recorded  before  delivery.  Parker  v.  Hill,  8  Met.  447.  But 
deliver}'  must  precede  acknowledgment.     Ford  v.  Gregory,  10  B  Mon.  175. 

Recording  is  not  conclusive  evidence  of  delivery.  The  grantee  may  reject  the  deed  after 
recording,  if  not  previously  accepted.     Juvenal  v.  Jackson,  2  Harr.  (Penn.)  519. 

Where  a  deed  had  been  recorded,  and  tbe  grantee  died  in  posssssion,  having  recently  ob- 
tained it  by  an  action  of  forcible  detainer;  held,  prima  facie  proof  of  delivery,  and  that  the 
efl'ect  would  be  the  same,  though  the  grantor  alone  procured  the  recordii.'g.  Hammell  v. 
Hammell,  19  Ohio,  17. 

A  deed  was  drafted  and  attested  by  a  witness  and  executed  in  his  presetice,  and  was 
seen  by  him  in  the  hands  of  the  grantee,  by  whom  it  was  afterwards  delivered  to  the 
witness,  to  procure  its  proof  before  the  proper  officer.  There  was  no  evidence  of  its  being 
proved,  or  of  the  grantee's  declaring  his  acceptance  of  it.  Held,  a  good  delivery.  Rose  v. 
Rose,  7  Barb.   174. 

Where  a  bill  in  equity  sought  to  recover  slaves,  and  alleged  that  the  deed  for  them  to  the 
plaintiffs  wife  was  signed  and  sealed  by  her  father,  to  whom  they  belonged,  but  was  never 
actually  delivered,  although  it  was  duly  proved  and  registered  at  the  instarice  of  the  father; 
held,  these  facts  amounted  to  a  delivery  of  the  deed,  and  a  conveyance  of  the  legal  title,  so 
that  the  plaintiff's  remedy  was  at  law,  and  not  in  equity.  Ellington  v.  Currie,  5  Ired, 
Eq.  21. 

Where  a  deed  was  executed  with  the  usual  formalities,  acknowledged  by  the  grantor 
before  a  judi;e,  and  put  on  record  by  the  grantor's  orders,  but  was  never  delivered  in  fact, 
and  it  never  was  the  grantor's  intention  to  deliver  it,  except  on  a  contingency  that  never 
happened;  held,  the   deed  was  void  for  want  of  delivery.     Jones  v.  Bush,  4  Harring,  1. 

(a)  So,  though  several  seals  are  attached,  without  signatures.  Williams  v.  Springs,  1 
Ired.  384. 
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fade  but  not  conclusive  evidence  of  sealing  and  delivery.     The  fact  of 
delivery  need  not  appear  upon  the  face  of  the  deed.(l) 

107.  So,  where  a  deed  is  signed  by  both  parties,  and  acknowledged,  but 
not  formally  delivered,  and  it  is  found  among  the  grantor's  private  papers 
after  his  death ;  this  is  a  sufficient  delivery.  And,  in  a  late  English 
case,  where  A  executed  a  mortgage  to  B,  his  creditor,  without  commu- 
nication with  the  latter,  retained  the  deed  for  12  years,  and  after  his 
death  it  was  found  in  a  chest  with  his  title  deeds  ;  held,  the  deed  took 
effect  from  its  delivery,  even  against  creditors.(2)  If  a  deed  is  found 
in  the  grantee's  possession,  delivery  is  presumed,  because  then,  and  not 
otherwise,  it  would  be  in  the  proper  custody. (3)(a) 

108.  So,  the  delivery  of  a  deed  at  the  register's  office,  to  be  recorded 
in  the  absence  of  the  grantee,  is  a  good  delivery  to  him,  if  he  afterwards 
assent  to  and  receive  the  deed.(4)(i) 

109.  The  registry  of  a  deed  does  not  amount  to  a  delivery,  where 
there  appears  to  be  no  assent  on  the  part  of  the  grantee,  nor  any  know- 
ledge that  the  deed  has  been  executed  in  his  favor.  Such  registry  is 
said  not  to  be  an  absolute  delivery,  but  only  evidence  of  it,  for  the 
jury.(5) 

110.  But  th^  delivery  of  a  deed,  duly  executed  and  acknowledged, 
to  the  register,  aided  by  a  subsequent  possession  of  the  deed  by  the 
grantee,  might  be  evidence  of  a  delivery  to  him.(H) 

111.  A  agreed  with  B  to  convey  certain  land  to  him  and  accordingly 
left  a  deed  with  the  register.  After  the  grantee's  death,  he  sent  the 
deed  to  his  son  and  heir.  Held,  no  delivery.  But  where  an  heir  de- 
livers a  deed  after  the  grantor's  death,  which  was  left  by  the  grantor 
as  an  escrow,  the  deed  is  valid  as  to  such  heir  (in  equity.j(7) 

112.  Two  days  before  an  attachment  of  certain  land,  A,  the  owner, 
employed  the  register  of  deeds  to  draw  a  deed  of  it,  executed  the  deed 

(1)  Sowerbve  v.  Arden,  1  Jolin  Cha.  250;  !  (2)  Scbru<,Hiam  v.  Wood,  15  "Wend.  545; 
Williams  v.  Sprinors,  7  Ired.  384  ;  Collins  v.  i  Bxlon  v.  Seott.  6  Sim.  31. 
Banklifad.  1  Slrobh.  25;  4  Ohio,  74;  Co.  Lit.  i  (3)  Fla^o;  v.  Mann,  2  Sumn.  487;  Chandler 
36  a;  Thorono^htrood'scase,  9  Rep.  136;  Hale  ;  v.  Temple,  4  Cusli.  285. 
V.  Hills,  8  Conn.  39;  Bvers  v.  McClanaban,  |  (4)  Harrison  t;.  Trustees,  .tc,  12  Mass.  456; 
6  Gill  &  J.  250;  Goodricb  v.  Walker,  1  :  Hatcb  v.  Hatch,  9,  307;  Chapel  v.  Bull,  17, 
Jolin.  Ca.  250;  Fowler  v.  Fowler,  3  Conn.  ;  213;  Rathbmi  v.  Rathbun,  6  Barb.  98;  Ar- 
348;  Shelton's  cass,  Cro.  Eliz,  7;  Folly  ,  rison  v.  Harmstead,  2  Barr,  191 ;  Burt  f.  Cas- 
V.  Vantuvl,  4  Halst.  153  ;  Lessee,  &c.  v.  Da-  '  sety,  12  Ala.  734. 

vis,   6  Pet.   124;  Grellier  u.    Neale,   Peake,  :      (5)  Maynardi).  Maynard.  10  Mass.  456;  Her 
146;  Talbot  v.  Hodson,  7  Taunt.  251  ;  Hal-  j  bert  v.  Herbert,  1  Bree,  282  ;  Ghfss  v.  Ciiess, 
luck  V.  Bush,  2  Root,  26;  Goodright  v.  Gre-  !  1  Penn.  32;    Gilbert  v.  North,  &c.,  23  Wend, 
gory,    Lotft,    339  ;     Clayton    v.    Laerman,    4    43  ;    Ingraham  v.  Grigg,  13  S.  &  M.  22. 
Dev.  &  B.    238;  Waddell  v.   Hewitt,  1  Ired.  '      (6)  lb.;  (Beers  v    Broome.  4  Conn.   247 
Equ.  475;    Rigler   v.   Leland,    2    Harr.  361;     Daw.son  u.   Dawson.  Rice,  243.) 
Southern    &c.  v.  Cole,  4  Flori.  359  ;  Chandler         (7)  Jackson    v.     Pliipps,     12    John.     418 
V.  Temple,  4  Cush.  285  ;   Harris  v.  Saunders,    Keirsted  v.  Avery,  4  Paige,  9. 
2  Strobii.  Kqu.  370;  Floyd  v.  Taylor,  12  Ired. 
47;  Chandler  V.  Temple,  4  Cush.  285. 


(a)  Upon  the  same  principle,  if  found  in  possession  of  the  grantor,  the  presumption  is, 
that  it  was  not  delivered      Hatch  v.  Haskins,  5  Shepl.  391. 

(ft)  It  has  been  ingeniously  contended,  that,  under  an  act  providiir::  that  deeds  executed 
and  recorded  shall  pass  lands,  the  recording  is  itself  equivalent  to  livery  of  seizin,  or  is  a  de- 
livery of  the  deed.  Hut  the  argument  was  overruled.  1  Penn,  42.  A  marginal  note, 
made  by  the  Register  of  Di>eds,  after  registration,  lliat  there  was  no  delivery,  b\it  the  deed 
was  recorded  by  mistake,  will  not  affect  its  validity.  Foster  v.  Du','an,  8  Ohio.  87.  Deliv- 
ery to  the  register,  without  knowledge  of  the  grantee,  is  insufficient.  Wiggins  v.  Lusk,  12 
Ilhu.  132. 
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and  left  it  to  be  recorded,  us  tlic  register  understood  for  the  use  of  B, 
the  grantee  ;  and  it  was  recorded  one  day  before  the  attacbment.  The 
register  handed  the  deed  to  C,  the  brother  of  B.  two  days  after  the  at- 
tachment, and  B  requested  C  to  go  and  take  it  for  her  two  or  three 
days  be  lore  he  did  so.  A  also  told  C,  on  the  day  of  executing  the 
deed,  that  he  had  done  it,  and  requested  him  to  call  at  the  office,  and 
get  the  deed  for  B.  On  the  same  day,  he  also  told  D  in  B's  presence, 
that  he  had  given  her  a  deed.  Hrld,  these  facts  showed  B's  assent  prior 
to  the  attachment,  and  the  deed  should  have  precedence. (1) 

118.  A  executed  a  deed  to  B,  and  sent  it  to  the  registry  of  deeds  to 
be  recorded,  declaring  that  his  object  was  to  save  the  land  from  being 
taken  for  an  unjust  debt.  B  did  n^t  know  of  the  deed  till  after  A's 
death.     Held,  no  deli  very. (2)(a) 

11-1.  Where  a  father  made  a  deed  to  his  son  without  the  knowledge 
of  the  latter,  and  handed  it  to  a  stranger  to  be  delivered  to  the  grantee 
after  the  grantor's  death,  which  was  accordingly  done  ;  held,  a  valid 
convey  ance.(8) 

114  a.  A  deed  to  a  granddaughter,  an  infant,  was  placed  in  thehands 
of  her  father,  to  be  kept  till  she  came  to  years  of  discretion.  Held,  the 
estate  passed  to  her,  on  execution  of  the  deed. 

115.  The  rule  upon  this  subject  has  been  thus  stated  in  New  York. 
A  deed  ma}^  be  delivered  to  a  thii-d  person  for  the  grafltee,  whether  he 
be  expiessly  authorized  to  receive  it  or  not.  But  if  not  authorized, 
the  delivery  is  invalid,  unless  accompanied  by  a  declaration  of  its  pur- 
pose for  the  benefit  of  the  grantee.(4) 

116.  It  is  not  essential  to  the  immediate  operation  of  a  deed,  that  it 
be  put  directly  into  the  hands  of  the  grantee  ;  but  the  grantor  must  part 
with  it,  by  putting  it  into  a  course  of  transmission  or  delivery.  The 
depositing  of  a  deed  in  the  post-office,  directed  to  the  grantee,  is  as  ef- 
fectual as  delivery  to  a  messenger.(5) 

117.  A  deed  of  gift  to  a  wile  is  delivered,  if  accepted  by  the  hus- 
band.(6) 

118.  The  grantors  in  a  deed  having  executed  it,  it  was  delivered  to 
one  by  the  consent  of  the  others,  subsequently  found  in  possession  of 
the  grantee's  agent,  and  by  him  placed  in  the  registry  for  record.  At 
the  trial,  it  was  in  possession  of  the  grantee's  counsel,  and  its  delivery 
objected  to,  not  by  a  party  to  the  deed,  but  by  a  stranger.  Held,  from 
the  facts,  the  jury  might  presume  a  delivery. (7) 

119.  V/here  a  release  of  a  covenant  has  been  indorsed  by  the  cove- 
nantee upon  the  agreement,  and  remains  with  him,  it  ma}^  be  good  with- 


(1)  Hedge  v.  Drew,  12  Pick.  141. 

(2)  Barns  v.  riatcli,  3  N.  H.  304. 

(3)  Hatch  V.  Hatch,  9  Mass^  307  ;  Bryan  v. 
Wash,  2  Gilm  557. 

(4)  Touch.  57  ;  Church  v.  Gilraan,  15  Wend. 


G56;  (5  B.  &  C.  671;)  Buffum  v.  Green,  5  N. 
H.  71. 

(5)  McKiiiney  v.  Rhoads,  5  Watts,  343; 
Riglerw.  Cloud.  2  Ilarr.  (Pen.)  361. 

(G)  Brackett  v.  Wait.  6  Verm.  411. 

(7)  Gardner  v.  Collins,  3  Mas.  398. 


(a)  Atfreement  for  the  sale  of  land,  at  so  much  per  rod.  A  deed  was  made  out,  but,  -the 
land  not  having  been  measured,  was  not  acknowledged  and  delivered;  but  tiie  grantor  af- 
terwards acknowledged  it,  and  sent  it  to  the  registry  without  the  grantee's  knowledge.  Be- 
fore acceptance  of  the  deed  by  the  latter,  a  creditor  of  the  grantor  attached  the  land,  and  af- 
terwards levied  an  execution  upon  it.  Held,  his  title  should  prevail  over  the  grantee's. 
Samson  v.  Thornton,  3  Met.  275. 
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out  deliveiy ;  or  else  delivery  will  be  presumed,  and  that  be  kept  pos- 
session by  consent  of  the  covenantor.(i) 

120.  The  mere  reading  of  a  deed  is  not  a  delivery,  but  only  evidence 
ofit.(2) 

121.  Evidence  having  been  offered  to  prove  a  delivery,  it  was  pro- 
posed to  show  in  reply,  that  the  grantee,  a  few  days  before  the  alleged 
delivery,  broke  open  the  grantor's  trunk,  and  on  presenting  papers  to 
the  grantor  was  ordered  to  put  them  back,  and  not  meddle  with  them. 
Held,  inadmissible  evidence,  as  furnishing  no  answer  to  that  upon  the 
other  si(le.(3){a) 

122.  So  evidence  is  inadmissible,  to  prove  delivery,  that,_  after  ma- 
king the  deed,  the  grantor  declared  his  intention  to  deliver  it,  and  that 
the'grantee,  soon  afier  the  making  of  the  deed,  took  possession  of  the 
land  wiih  the  grantor's  consent,  and  continued  it  till  the  grantor's 
death. (4) 

128.  Where  A,  the  grantor,  being  a  partner  of  B,  the  grantee,  after 
executing  the  deed,  handed  it  to  B,  to  be  put  into  a  trunk,  which  con- 
tained their  joint  papers,  the  key  of  which  was  alwaAS  kept  by  A,  and 
was  returned  to  him  as  soon  as  the  deed  had  been  put  in  ;  held,  no  de- 
livery, the  grantor  merely  availing  himself  of  the  hand  of  the  grantee, 
to  pnl  the  deed^in  a  place  which  was  entirely  within  hisown_control.(5) 

i24.  So,  where  a  grantor  had  previously  contracted  to  give  a  deed, 
and  actually  executed  one  in  f)resenceof  the  grantee,  but  the  ktter  took 
and  carried"^ it  away  without  his  consent;   held  no  delivery. (6) 

125.  Where  a  grantee  obtains  possession  of  the  deed  without  the 
grantor's  assent,  but  the  latter  afterwards  accepts  the  price  ;  this  is  a 
ratification  which  amounts  to  a  delivery.  So  a  suit  and  judgment  for 
the  price. (7) 

126.  Where  a  deed  appeared  to  be  more  than  30  years  old,  and  the 
only  witness  testified,  that  he  attested  it  in  the  presence  of  the  parties, 
but  notliing  further,  and  the  deed  was  afterwards  in  possession  of  the 
grantee;  held,  suflicient  proof  of  execution  and  delivery. (8) 

127.  There  cannot  be  two  valid  deliveries  of  tlie  same  deed.  And 
the  principle  applies  to  voidable  deeds.  Thus,  if  an  infant,  or  one  under 
duress,  deliver  a  deed,  and  redeliver  it  after  removal  of  the  disability  ; 
the  latter  delivery  is  invalid.  But  it  is  otherwise  with  a  deed  ab-solutely 
void.  Thus,  if  a  married  woman,  after  her  husband's  death,  redeliver 
a  deed  made  during  coverture,  the  second  delivery  is  good.(9) 


(1)  Fitch  v.  Forman,  14  John.  172. 

(2)  Chess  V.  Chess,  1  Peiiti.  43. 

(3)  Hale  v.  Hills,  8  Conn.  39. 

(4)  lb. 

(5)  Chadvvick  v.  "Webber,  3  Greenl.  141. 
(6j  Woodman  v.  Coolbrolli,  7  Greenl.  181. 


(7)  Porter  V.  Cole,  4  Greenl.  20. 

(8)  Liiwry  v.  Williams,  1  Sliepl.  281. 

(9)  PtTk.  154;  Touch  60;  Co.  Lit.  48  b; 
Stephens  v.  Khot,  Cro.  Eliz.  484;  Verplank 
V.  Sterry,  12  John.  536. 


(a)  A  (rraritee  fraudulently  obtained  the  deed  and  conveyed  to  purchasers  without  notice, 
who  entered  and  occupied  for  several  yeara  Held,  they  should  be  allowed  for  improvemeuts. 
Utterback  v.  Binna,  1  McL.  243.  Where  a  dee^l  is  left  witli  a  grantee  only  (or  the  purpose 
of  sending  it  to  a  third  person,  who  is  to  keep  possession  of  it  till  performance  of  a  certain 
act;  this  is  no  deliverv.     Gilbert  v.  North,  &c.,  23  Wond.  43. 

So  if  a  deed  is  executed  and  acknowledged,  but  a  blank  left  tor  the  grantee's  name,  and  the 
deed  i.s  afterwards  taken  from  the  house  of  the  grantor,  fraudulently,  and  the  blank  filled; 
even  a /^onayicie  purchaser  from  the  nominal  grantee  gains  no  title;  especially  if  tlie  drsS 
grantor  remain  m  poaseasiou.     Van  Amringe  v.  Llorton,  4  Whart.  382. 
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128.  The  date  is  a  mere  formal  part  of  the  deed,  and  is  prima  facie, 
hnt  not  conclusive  evidence  of  the  time  of  delivery  ;  Avhich  may  be 
siiown  by  evidence  aliunde.  And  the  subsequent  acknowledgment  of 
the  deed  does  not  change  this  presum[)ti()n.(l) 

129.  Where  the  date,  and  the  time  of  delivery,  of  a  deed,  do  not  cor- 
respond, the  latter  controls  the  former,  if  the  justice  of  the  case  so  re- 
quire. The  rule  of  the  English  law,  that  the  parties  cannot  prove  de- 
livery upon  a  day  subsequent  to  the  date,  is  founded  upon  the  wording 
of  the  statute  of  enrolments,  which  requires  enrolment  within  six  months 
from  date.  It  has  been  said,  that  the  real  date  of  a  deed  is  the  time  of 
its  delivery. (2)(o) 

130.  In  a  suit  for  the  purchase-money  of  land,  the  vendor  may  offer 
a  dead  in  evidence,  though  the  fact  of  a  tender  or  delivery  is  disputed. 
The  question  is  for  the  jury. (3) 

131.  A  deed  may  be  delivered,  not  absolutely,  to  the  grantee  him- 
self, but  conditionally,  to  a  stranger,  to  be  given  up  to  the  grantee,  on 
his  performing  a  certain  condition.  Such  instrument  is  terined  in  law 
an  escrow,  meaning  a  scrawl  or  writing.  An  escrow  is  said  to  be  a  con- 
ditional delivery  of  an  obligation,  to  take  effect  on  the  hap]jeniiig  of 
some  event  consistent  with  the  instrument ;  not  a  condition  of  delivery 
repugnant  to  the  contract,  and  varying  its  terms.  The  original  delivery 
of  such  instrument  is  termed  traditio  inchoata  ;{b)  and  the  subsequent 
fulfilment  of  the  condition,  cmsummatio  existens.  That  an  instrument 
was  delivered  as  an  escrow,  may  be  proved  by  the  circumstances  of  the 
case.(J:) 

132.  An  escrow  can  never  take  effect  as  a  deed,  till  performance  of 
the  condition,  even  though  the  grantee  obtain  possession  of  it  before 
such  performance.  Nor  does  it  give  color  of  title  to  his  possession,  if 
finally  rejected  by  him.  But  possession  by  him  i&  prima  Jacie  proof  of 
performance.  If  either  party  die  before  performance,  it  may  still  take 
effect  by  a  subsequent  fulfilment  of  the  condition.  If  the  grantor,  at 
the  time  of  executing  the  instrument,  has  not  leg;il  ability  to  convey, 
but,  before  the  second  delivery,  acquires  such  ability,  the  deed  is  still 
voitl.(5)(c)     (See  sec.  139.) 


(1)  TTall  V.  Bonner,  1  Penii.  402;  Cutts  v. 
York.  &o.,  6  Shepl.  190;  Ford  v.  Gregory,  10 
B.  Moil.  175;  M-Keuzie  v.  Roper,  2  Stro'oh. 
306. 

(2)  FMirbanks  v  Metcalf,  8  M.iss.  240 ;  Lee 
V.  M.1S9.  &c.,  6.  219;  Hatch  v.  Hatcli,  9,  307; 
Hanietiberg  t;.  Sehooninaker.  2  Jolin.  2:50  ; 
Jaekson  v.  Bard.  4,  230;  Jackson  v.  Hill,  5 
Wend.  5H3. 

(3)  Allen  v.  Getz,  2  Penn.  ."IIO;  Masterson 
V.  Marshall,  5  Dana,  417. 


(4)  Carr  v.  Hoxie,  5  Mas.  60;  Baldwin  v. 
Potter,  2  Root,  81  ;  State  v.  Perry,  Wright, 
662  ;  Sparrow  v.  Smith,  6  Conn.  116;  3  Rep. 
35  b;  Wolcott  v.  Coleman,  1  Conn.  375; 
Bowker  v.  Burdekiti,  11  Mees.  &  W.  128; 
Grugeon  v.  Gerrard,  4  Y.  &  Coll.  119  ;  Evans 
V.  Gil)bs,  6  Hump.  405. 

(5)  Touch.  59;  3  Rep.  35  b;  Arnold  v. 
Patrick,  6  Paige,  314-15;  Haro  v.  Horton.  5 
Barn.  &  Adol.  715;  CUastea  v.  Philips,  11 
Ired.  255. 


(a)  Where  a  patent  contains  two  dates,  the  latter  will  be  taken  for  the  true  one,  and 
another  patent  intervening  between  the  two  will  have  priority.  MGowan  v.  Crooks,  5 
Dana,  67. 

(h)  It  is  so  far  void  (as  a  deed)  that  delivery  as  an  escrow  may  bo  proved  under  non  est 
factum.     Stoytes  v.  Pearson.  4  Msp.  256. 

(c)  The  condition,  upon  which  the  instrument  is  to  take  effect,  must  be  literally  fulfilled. 
Thu^.  where  the  grantee  was  to  give  bond  for  the  support  of  a  tiiird  person,  and  such  bond 
was  not  given,  thougli  the  support  had  been  furnished,  and  the  person  had  died;  held,  the 
deed  did  not  take  effect.     Tlinman  v.  Booth,  21  Wend.  2G7. 

Where  a  deed  executed  by  a  husband  and  wife  is  deposited  as  an  escrow,  to  bo  delivered 
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133.  AVliere  an  in.strument  is  delivered  to  a  third  person,  on  condi- 
tion, as  ilie  deed  of  the  gr-antor,  the  former  holds  it  in  trust  for  the 
grantee.  The  title  is  not  consummate  till  the  grantee  receives  the 
deed  ;  but  perform  ;nce  of  the  condition  is  not  necessary  to  complete 
it,  nor  can  the  grantor  plead  non  est  factum. {a)  Whether  an  instrument 
is  delivered  to  a  stranger  as  a  loritlng^  or  escrow^  or  as  a  deed^  is  a  ques- 
tion of  fact,  to  be  settled  by  inspection  of  the  instrument,  and  the  testi- 
mony of  the  third  person,  or  the  grantee  himself,  (and  other  evidence.) 
No  precise  form  of  v/urds  is  necessary  to  make  it  an  escrow.  Formal 
execution,  delivery  and  acknowledgment  for  the  use  of  the  grantees, 
and  a  memorandum  of  the  stranger,  upon  the  wrapper,  calling  the  pa- 
pers deeds.,  to  be  kept  till  the  grantor's  death  and  then  delivered,  are 
facts  favoring  their  operation  as  deeds.  While  a  contrary  construction 
is  favored  by  the  tesiimony  of  the  stranger,  that  the  papers  were  de- 
livered to  him  as  escrows,  because  the  grantor  was  to  have  the  use  of 
the  land  for  his  life,  and  some  of  the  grantees  were  minors.(l) 

134.  In  New  Yurk  it  has  been  held,  that  a  grantor's  declaration,  in 
placing  the  instrument  in  a  third  person's  hands,  that  he  delivers  it  as 
his  deed,  is  only  matter  of  evidence,  to  be  considered  in  connection  with 
other  circumstances.(2) 

135.  A  made  a  deed  of  land  to  B,  for  the  express  consideration  of 
$1,500,  and  handed  it  to  C,  for  the  purpose  of  taking  it  to  B,  and  pro- 
posing to  him  to  pay  the  consideration  and  accept  the  deed.  C  took 
the  deed  to  B,  a  man  of  large  property,  and  B  acceded  to  the  proposal, 
and  received  the  deed,  and  in  two  or  three  days  paid  and  secured  the 
price,  as  proposed.  Held,  the  instrument  was  an  escrow,  and  took 
effect  as  a  deed  only  when  delivered  to  B.(3) 

136.  A  deed  was  placed  in  the  hands  of  referees,  to  be  delivered  b}^ 
them  if  their  report  should  be  accepted.  Before  return  of  such  report, 
one  of  them   delivered  the  deed  in  presence  of  the  grantor,  who  did 


(1)  Co.  Lit.  36  a,  n.  6.  (Ainn.  edn. ;)  Perk. 
1.37-8-142-3-4  ;  Biishell  v.  Pasmore,  6  Mod 
217-18  :    Wlieelwrisfht    v.    Wheelwricrht,    2 


Mass.  452-3  ;  White  v.  Bailey,  14  Conn.  271. 
See  Gaskill  v.  Kinfj.  12  Ired."211. 

(2)  Clark  v.  Giflord,  10  Wend.  310. 

(3)  Sparrow  v.  Smith,  5  Conn.  113. 


on  the  performance  of  a  condition,  the  husband's  consent  to  the  delivery,  witlioul  perform- 
ance of  the  condition,  will  bind  the  wife.     Ackert  v.  Pultz,  7  Barb.  386. 

Where  a  grantor  delivers  a  deed  to  his  agent  as  an  escrow,  and  the  agent  delivers  it  to 
the  grantee  without  a  performance  of  the  condition,  this  does  not  avoid  the  deed  as  against 
a  bona  fide  purchaser  from  the  grantee  without  notice  of  the  condition.  Bli^^lit  v.  Sclienck, 
10  Barr,  285. 

So,  where  a  grantor  executes  and  acknowledges  a  deed  before  a  magistrate,  which  had  lieen 
left  there  for  that  purpose  by  the  agent  of  the  grantor  and  gr^intee,  and  leaves  the  instru- 
ment with  the  magistrate  without  instructions,  the  dehvery  is  absolute  ;  notwitlistanding 
instructions  given  to  the  agent,  on  the  next  diiy,  not  to  deliver  the  deed  until  payment  of 
the  purchase-money.  And  where  a  bona  fide  purchaser  from  the  grantee,  who  obtained  the 
deed  without  performing  sucii  condition,  has  intervened,  the  burden  of  showing  that  there 
was  no  absolute  delivery,  is  on  the  grantor.     lb. 

(a)  Cliancellor  Kent  says,  "the  distinction  on  this  point  is  quite  subtle,  and  almosit  too 
evanescent  to  bo  relied  on."  4  Kent,  454,  n.  But  see  5  Barn.  &  (/V.  671 ;  Hall  v.  Harris, 
5  Ired.  Kq.  303. 

Where  a  fatlier  conveyed  land  to  his  son  for  services  and  affection,  and  took  back  a  lease 
for  life,  but  did  not  wish  to  iiave,  them  recorded  till  after  his  death,  in  order  to  keep  the 
knowledge  of  thorn  from  his  wife  and  the  public;  the  deed  was  held  to  bo  well  delivered, 
though  lodged  with  a  third  person,  under  the  above  arrangement.  Brown  v.  Brown,  1  W. 
A  M.  325. 
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not  object.  The  report  was  afterwards  rejected.  Held,  a  good  deliv- 
ery .(1) 

137.  A  defeasance  was  lodged  with  a  third  person,  under  an  express 
condition  that  it  should  not  be  delivered  to  the  obligee  unless  a  speci- 
fied snm  of  money  v/as  paid  within  three  j^cars.  The  money  was  not 
paid,  and  the  defeasance  was  returned  to  the  obligor.  Held,  the  con- 
ve\'ance  from  the  obligee  remained,  as  at  first,  absolute.(2) 

133.  A  sheriff  deposited  with  the  prothonotary  (in  Pennsylvania,) 
a  deed  of  land  sold  on  execution,  as  an  escrow,  to  be  delivered  to  the 
purchaser  on  payment  of  the  price.  The  purchaser,  without  payment, 
moved  for  leave  to  take  the  deed  from  the  office,  which  was  refused. 
Ten  years  afterwards,  he  renewed  the  motion,  and  was  suffered  to  take 
the  deed,  on  the  ground  that  he  had  a  lien  upon  the  land  sold,  the 
extinguishment  of  which  was  equivalent  to  payment  of  the  price.  Held, 
the  deed  was  not  delivered,  and  the  purchaser  gained  no  title.(3)(a) 

139.  It  is  said,  that  where  one  delivers  a  deed  as  an  escrow,  who 
has  no  legal  capacity  at  that  time  to  make  a  deed,  but  befoi-e  the  second 
delivery  acquires  such  capacity,  the  deed  is  void.  But  where  a  party 
at  the  first  delivery  has  a  legal  capacity  to  contract,  but  cannot  perfect 
the  contract  till  an  impediment  is  removed,  if  such  removal  take  place 
before  the  latter  delivery,  the  deed  is  good.  There  are  man}^  instances 
whicli  illustrate  this  principle.(4)     (See  sec.  132.) 

140.  If  a  woman,  being  sole,  delivers  an  instrument  as  an  escrow, 
and,  before  a  second  delivery,  marries  and.  dies ;  upon  such  second  de- 
livery, the  deed  shall  take  effect  by  relation  from  the  first,  as  it  would 
otherwise  be  void.  So  where  a  person  becomes  non  compos  before  the 
second  delivery.  So  where  the  grantor  dies  before  such  second  de- 
livery. And,  it  is  said,  that  though  by  the  death  of  the  obligor  or 
obligee  in  a  bond,  delivered  as  an  escrow,  a  second  delivery  is  rendered 
impossible;  yet  it  is  the  deed  of  the  obligor  from  the  first  delivery, 
and  is  deemed  consummate  by  performance  of  the  condition,(5) 

141.  A  deed  was  delivered  to  a  third  person  to  keep,  and  ^7'??o^  called 
for.  to  deliver  after  the  grantor's  death.  Held,  it  became  the  deed  of 
the  grantor  presently ;  that  the  depositarj'  held  it  in  trust  for  the  gran- 
tee ;  that  the  title  of  the  grantee  became  consummate  b}^  the  grantor's 
death  ;  and  the  deed  took  effect,  by  relation,  from  the  first  delivery.  It 
was  also  said,  that,  in  one  respect,  the  deed  was  like  a  devise;  being 
revocable.(6) 

112.  A  person  conveyed  lands  to  his  children,  and  placed  the  deed 

(n  Porter  v.  Cole,  4  Greenl.  20. 

(2)  Bickford  v.  Daniels,  2  N.  H.  71. 

(3)  Robins  v.  Bellas,  2  Watts,  359. 

(4)  Toueli.  59  ;   Butler  and  Baker's  case,  3 
Rep.  35  b;*  Perk.   139-40;  Brook's    Read. 


1 50 ;    Perryman's   case,    5   Co.   85  ;    Wheel- 
wright V.  Wheelwright,  2  Mass.  454. 

(5)  lb.    300 ;  Graham  v.    Graham,   1  Yes. 
jun.  215;   Ruggles  v.  Lawsori,  13  John.  285. 

(6)  Bel  den  v.  Carter,  4  Day,  66. 


*  Lord  Coke  says,  this  case  was  argued  twenty-one  times. 


(a)  A  deed  was  sent  in  a  letter  to  A,  who  was  not  the  agent  of  the  grantee,  to  be  delivered 
to  tl)e  latter  upon  payment  of  the  price;  but  was  not  stated  in  the  letter  to  be  an  escrow. 
Hell,  the  grantee  acquired  no  title  till  delivery  to  him  or  payment.  White  v.  Bailey,  14 
Conn.  271. 

A  school  district  appointed  a  committee  of  three  to  procure  and  receive  a  deed  of  land. 
The  deed  was  made  and  deposited  with  one  of  the  committee,  with  orders  to  deliver  it  on 
payment  of  the  price — not  otherwise.  The  district  received  the  deed  of  him,  and  voted  to 
accept  and  record  it,  hut  made  no  payment.  Held,  the  deed  was  never  delivered.  Rhodes 
V.  Gardiner,  30  Maine,  110. 
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in  the  liands  of  one  of  them,  to  be  delivered  to  them  on  his  death, 
which  was  accordingly  done.  The  instrument  was  not  executed  with 
the  requisite  formalities  of  a  devise.  Held,  it  was  a  deed,  not  a  devise, 
taking  effect  from  the  first  and  only  delivery,  and  consummated  by  the 
grantor's  death.(l)(a) 

143.  It  is  very  justly  remarked  by  Sewal!,  J.,  that  the  distinction 
between  delivery  to  a  stranger  as  a  writing,  and  delivery  as  a  deed, 
is  rendered  almost  nominal,  by  those  decisions  which  give  effect  to  an 
escrow  from  the  first  deliver^/,  where  the  intention  so  requires.  Another 
principle  worthy  of  notice  is,  that,  even  where  no  special  circumstances 
require  this  latter  construction,  it  is  so  far  adopted,  ihatan  intermediate 
conveyance  by  the  grantee,  between  the  first  and  second  deliveries, 
vests  a  good  tide  in  his  grantee  after  the  second  delivery. (2)(6)  So,  the 
title  deeds  vests  in  the  grantee,  as  against  an  intermediate  pawnee  of 
the  grantor.(3) 

144.  Where  a  sheriff's  deed  is  delivered  as  an  escrow  to  the  plain- 
tiff's attornev,  to  be  delivered  by  him  to  the  purchaser,  upon  payment 
of  the  price;  until  such  second  delivery,  the  estate  remains  in  the 
debtor.(4) 

145.  A  deed  may  be  placed  in  the  hands  of  a  third  person,  in  such 
way  as  to  make  it  neither  the  present  deed  of  the  party,  nor  an  escrow. 
Thus,  where  a  witness  testified  that  the  grantor  executed  a  deed,  and 
the  grantee  a  mortgage  back,  in  his  presence ;  that  they  then  talked  of 
certain  conditions,  to  be  performed  before  the  deeds  were  passed,  and 
concluded  to  leave  them  both  with  him,  but  gave  him  no  authority  in 

(1)  Stewart  v.  Stewart,  5  Conn.  317.     See        (3)  Beekraan  v.  Frost,  18  John.  544. 
Harris  v.  Saunders,  2  Strobh.  Equ.  370.  (4)  Jackson  v.  Catlin,  2  John.  248. 

(2)  Hatch  V.  Hatch,  9  Mass.  310.  ! 


(a)  If  a  deed  is  not  delivered,  but  remains  with  the  grantor  till  hh  death,  and  he  de- 
signed it  for  a  testamentary  instrument;  it  is  void.     Stillwell  v.  Hublbard,  20  Wend.  44. 

But  where  A  made  a  deed  to  B,  his  son,  and  delivered  it  to  C,  with  instructions  to  deliver 
it  to  B  after  A's  death,  and  not  before,  unless  both  parties  so  required,  and  after  A's  death 
it  was  delivered  to  B  ;  held,  it  took  effect  by  relation  from  the  making,  and  that  an  inter- 
mediate conveyance  by  B,  though  under  the  wrong  description  of  his  "right  of  expectancy," 
passed  the  estate.     Hooker  v.  Pierce,  2  Hill,  650. 

So,  where  A  made  a  deed  to  B,  his  grandson,  which  was  placed  in  the  hands  of  C,  with 
instructions  to  keep  it  during  A's  life,  and  then  deliver  it  to  some  person,  to  be  kept  for  B  ; 
and,  upon  the  deatli  of  A,  C  went  before  the  proper  officer,  proved  the  deed  as  a  witue.ss, 
and  left  it  with  the  officer  for  B;  held,  the  title  passed,  aoodell  v.  Pierce,  2  Hill,  659 ;  ace. 
Foster  v.  Mansfield,  3  Met  412. 

After  signing  a  deed,  the  grantor  said—"  this  is  my  last  act  and  deed."  lie  then  desired 
a  third  person  to  keep  it,  and  not  deliver  it  to  the  grantee  till  he  should  be  dead.  The  gran- 
tee was  not  present.  In  an  action  brought  after  the  grantor's  death,  held,  there  was  a  legal 
delivery.     Doe  v.  Bennett,  8  Carr.  &  P.  124. 

•An  instrument  conveying  slaves,  and  importing  an  absolute  gift  upon  its  fiice,  and  duly 
recorded,  with  a  condition  that,  if  the  grantee  should  die  before  the  grantor,  the  property 
should  revert,  and  with  a  proviso,  that  the  grantee  s'nould  pay  to  each  slave  two  dollars  per 
month  during  their  natural  lives,  is  not  a  testamentary  paper,  but  a  deed;  and  it  creates 
an  absolute  estate  in  the  slaves  upon  a  condition  subsequent.  Spalding  v.  Grigg,  4  Geo.  75. 
Executors  may  tender  a  deed,  executed  l;>y  tiieir  testator  in  his  lifetime,  and  directed  by 
him  in  hi.s  will  to  be  delivered  after  his  death.     Rearich  v.  Swinehart,  1  Jones,  233. 

(6)  See  Jackson  v.  Bull,  1  John.  Gas.  81,  that  the  same  principle  applies  with  reference 
to  a  mere  contract  to  convey.  But  in  a  later  case,  in  New  York,  it  is  held,  that  the  giving 
offect  to  the  deed  from  the  fust  delivery  is  confined  to  special  cases;  and  that  ordinarily,  a 
judgment  against  the  grantor,  recovered  between  the  two  deliveries,  prevails  over  the  title 
of  the  grantee.     Jackson  v.  Rowland,  6  Wend.  6G6. 
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any  event  to  deliver  either  of  them  ;  held,  even  if  the  conditions  were 
fulfilled,  there  was  no  deliver3'.(l) 

146.  I[  the  condition  upon  which  a  deed  is  deposited  is  fulfilled,  and 
it  is  accordingl}^  delivered,  the  grantee  gains  a  valid  title,  though,  by  the 
mistake  of  some  third  person,  the  performance  of  the  condition  is  not 
according  to  the  intent.  As  where  the  condition  was,  that  the  grantee 
should  have  a  certificate  of  the  registry  of  a  mortgage  back,  which  was 
given  him,  but  the  mortgage  proved  to  be  wrongly  recorded.(2) 

147.  Where  a  deed,  and  a  bond  and  mortgage  back,  are  handed  by 
the  parties  to  a  stranger,  to  be  kept  by  him  during  their  pleasure,  and 
subject  to  their  order ;  they  are  not  escrows — he  is  merely  a  depositar)j.[o) 

148.  Where  an  instrument  is  delivered  as  an  escrow,  this  tact  should 
be  expressljT-  declared  in  the  act  of  delivery,  and  noticed  in  the  attesta- 
tion. But  the  fact  may  be  proved  by  parol  evidence;  and,  in  such 
case,  the  condition  of  delivery  may  be  varied  by  a  new  parol  agree- 
ment. Nor  is  the  word  escroio  necessary.  The  question  is  one  of/act^ 
for  the  jury. (4) 

149.  The  legal  maxim  is,  "  In  traditionihiis  chartariim,  non  quod  dic- 
tum^ sed  quod  factum  est,  inspicitury  Hence,  to  constitute  an  escrow, 
the  delivery  must  be  made  to  a  stranger.  If  made  to  the  grantee,  though 
upon  condition,  the  instrument  is  an  immediate  deed,  discharged  of  the 
condition.  But  if  a  deed  be  delivered  to  the  grantee,  and  afterwards 
to  a  stranger  as  an  escrow,  according  to  an  agreement  prior  to  its  ex- 
ecution ;  the  instrument  shall  operate  as  an  escrow.  In  such  case,  the 
plain  sense  and  justice  of  the  case  require  that  the  deed,  while  in  the 
hands  of  the  grantee,  should  be  considered  as  in  transitu  to  the  posses- 
sion of  the  sti'anger.(5)(a) 

150.  So  where  a  grantee  received  the  deed,  but  agreed  not  to  use  it 
till  the  balance  of  the  purchase-money  should  be  paid ;  held,  though  the 
legal  title  passed,  the  grantor  had  a  paramount  lien  for  the  price.(6) 
So  where,  previously  to  the  execution  of  a  composition  deed,  it  was 
agreed,  in  presence  of  a  surety  for  payment  of  the  money,  that  the  deed 
should  be  void  unless  signed  by  all  the  creditors,  and  the  surety  signed 
it,  and  it  was  delivered  to  one  of  the  creditors,  to  procure  the  names  of 
the  others,  who  did  not  sign  it;  held,  the  deed  was  an  escrow,  and  the 
surety  not  bound.  But  the  execution,  by  a  debtor,  of  a  deed  of  trust, 
is  not  in  the  nature  of  an  escrow  before  execution  by  the  trustees.(7) 

(1)  Carr  v.  Hoxie,  5  ilas.  GO.  i  Lit.  36  a;  Thoroughscood's  case,  9  Rep.  137  a; 

(2)  Beekman  r.  Frost,  18  Jolm.  544.  |  Fairbanks  v.  Metcalf,   8   Mass.   238-9;    Siin- 

(3)  James  v.  Vanderheyden,  1  Paige,  385.    i  onton's,  &c.,  4'\Vatts,  180;  Johnson  i;.  Branch, 


(4)  Currie  v.  Donald,  2  Wasli.  58  ;  Murray 
V.  Stair,  2  Barn  &  Or.  82  ;  Touch.  58  ;  Wheel- 
wright V.  Wheelwright,  2  Mass.  452 ;  Ray- 
mond V.  Smith,  5  Conn.  555. 


11  Humph.  521;    Lawton  v.  Sager,  11  Barb. 
49. 

(6)  Arnold  v.  Patrick,  fi  Paige,  310. 

(7)  Johnson  v.  Baker,  4  B.  &  A.  440  ;  Simp- 


(5)  Arnold   v.  Patrick,  6  Paige,  310 ;  Co.  '  son  v.  Sikes,  6  M.  &  S.  295 

(a)  Whether  a  deed  has  been  delivered  or  not,  is  a  question  of  fact  upon  which  carol  evi- 
dence is  admissible;  but  whether  a  deed,  when  delivered,  shall  take  effect  absolutely,  or 
only  upon  the  performance  of  some  condition  not  expressed  therein,  cannot  be  determined 
by  parol  evidence,  but  only  by  the  terms  of  the  deed  itself  Evidence  that,  at  a  time  pre- 
vious to  the  affixing  of  the  seal  of  a  corporation  to  an  indenture  between  the  corporation  of 
the  one  part  and  two  individuals  of  the  other  part,  there  was  an  understanding  between  the 
president  and  one  of  these  individuals,  that  the  indenture  should  not  take  eflect  until  signed 
by  the  other,  is  inadmissible,  to  show  that  the  instrument  was  not  the  deed  of  the  corpora- 
tion.    Lawton  v.  Sager,  11  Barb.  349.     Philadelphia,  &c.  v.  Howard,  13  How.  U.  S.  307. 
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151.  A,  an  intemperate  young  man,  conveyed  to  ]iis  relatives,  with 
the  agreement  that  he  might  devise  tlie  property.  ISIo  power  of  revo- 
cation was  reserved,  nor  any  undue  influence  used.  A  afterwards  de- 
vised the  land.     Held,  the  deed  Avas  irrevocable,  and  the  devise  void.(l) 

152.  The  condition,  upon  which  an  escrow  is  to  take  effect  as  a  deed, . 
may  be  non-performance  by  the  grantor,  as  well  as  performance  by  the 
grantee.     Thus,  the  agreement  may  be,  that  the  deed  shall  be  restored 
to  the  grantor,  if  he  secure  a  debt  to  the  grantee  within  a  certain  time; 
otherwise,  delivered  to  the  grantee.(2)(a) 

153.  Deeds  are  usually  attested.  It  is  said,  that  in  the  time  of  Eliza- 
beth witnesses  were  not  requisite.  So  in  the  time  of  Charles  II.  And 
the  English  rule  is  stated  to  be,  that  attestation  is  not  a  tlung  essential  to 
the  deed  itself,  but  only  constitutes  the  evidence  of  its  authenticity. {^6) 

15-1.  In  New  Hampshire,  a  statute  of  1791  piovided  that  deeds  or 
conveyances,  signed  hy  two  or  more  witnesses,  &c.,  should  be  sufficient 
to  pass  lands,  without  other  ceremony.  It  has  been  held  that  a  deed, 
not  thus  signed,  is  invalid  to  pass  real  estate  under  this  statute;  but  a 
deed,  signed  by  only  one  witness,  may  in  some  cases  operate  as  a  cov- 
enant to  stand  seized,  or  bargain  and  sale.  By  the  Revised  Statutes, 
two  or  more  witnesses  are  required  to  deeds.  A  deed  attested  by  only 
one  witness  has  been  held  invalid  even  against  the  grantor  and  his 
heirs.  (4) 

155.  In  1660,  a  law  was  passed  in  Connecticut,  requiring  two  witnesses 
to  a  deed,  and  has  ever  since  remained  in  force.  In  Vermont,  two  wit- 
nesses are  necessary  to  conveyances  in  fee,  for  life,  or  for  more  than 
one  year.  In  Georgia, (6)  to  all  instruments  relating  to  real  estate.  In 
Alabama,  Mississippi,  Delaware,  Massachusetts  and  Maine,(c)  (except 
in  barring  entailments,  which  requires  two,)  witnesses  are  not  required 
by  statute  ;  but  it  is  usual  to  have  two.  In  Rhode  Island,  (in  convey- 
ances in  fee  or  for  life,)  usage  requires  them.  In  South  Carolina,  a  statute 
provides  that  a  deed  oi  release  shall  be  effectual,  if  attested  by  two  wit- 
nesses. This  act  has  been  regarded  as  rather  directory  than  imjyerative, 
and  as  not  affecting  the  form  of  otfier  modes  of  conveyance.  But  it  has. 
been  held,  that  a  deed  without  an}',  or  with  only  one  witness,  was  an 
invalid  conve3'ance.(5) 

156.  In  Ohio,(cZ)  two  witnesses  are  necessary  to  the  signing  of  a 
deed,  or  the  acknowledgment  of  such  signing.     But  a  deed  not  attested 


(1)  Hopkins  u.  Ifazyck,  1  Hill,  242. 

(2)  Raymond  v.  Smith,  5  Oonu.  555. 

(3)  2  Rep.  5  a ;  Garret  v.  Lister,  1  Lev.  15; 
Wiolves  V.  Caulk,  5  Har.  &  J.  36.  See  Doe  v. 
Caperton,  9  Carr.  &  P.  112;  Dole  v.  Thurlow, 
12  Met.  157. 

(4)  French  v.  French,  3  N.  H.  234  ;  Pritch- 
ard  V.  Brown,  4  N.  H.  397  ;   N.  H.  Rev.  St. 


244;  Underwood  v.  Campbell,  14  N.  H.  393; 
Stone  V.  Ashley,  13  N.  H.  38. 

(5)  Merwin  v.  Camp,  3  Conn.   41  ;  3  Griflf. 
7,  63,  433  ;  4  Griff.  570,  659,  832,  983,  1034 

3  lb.  96;  Craig  v.  Pierson,  1  Clieves,  271-2 

4  Kent,  457,  n.  ;  Wiswall  v.  Ross,  4  Port, 
321;  Verm.  Rev.  St  311-12  ;  Dole  v.  Thur 
low,  12  Met.  157. 


(a)  Analogous  to  the  case  of  a  deed  delivered  as  an  escrow,  is  that  of  a  deed,  to  the  val- 
idity of  wliich  the  approbation  of  some  third  person  is  necessary.  In  such  case,  the  deed 
takes  ellect  from  the  approval,  though  executed  before.     Jackson  v.  Hill,  5  Wend.  532. 

(6)  If  the  subscribing  witnesses  to  a  deed  reside  out  of  the  state,  secondary  evidence  may 
be  resorted  to,  to  prove  iis  execution.     Harris  v.  Caimon,  6  Geo.  382. 

(c)  No  deed  wiiliouta  witness  can  be  proved,  according  to  law,  on  failure  to  acknowledge. 
Me.  Rev.  St.  373. 

{d)  A  deed  with  one  witness  vests  a  perfect  equitable  title  in  tlio  grantee,  and  makes  the 
grantor  a  trustee  for  liim.     McLouth  v.  Rathbone,  19  Ohio,  21. 
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may  be  good  as  a  license^  or  as  a  contract  to  be  enforced  in  equity.  In 
Illinois, (r/)  more  than  one  witness  is  necessar}'  to  conveyances  in  fee. 
In  Indiana,  two  witnesses  are  necessary  to  deeds,  unless  acknowledged. 
In  Michigan,  a  late  statute  provides,  that  no  deed  can  be  proved  or  re^ 
corded  without  two  witnesses;  and  a  subsequent  one,  that  where  a 
grantor  lives  in  the  State,  there  must  be  two  witnesses  to  the  deed.  In 
Arkansas,  two  disinterested  witnesses,  either  to  the  execution  or  ac- 
knowledgment. If  not  to  the  execution,  the  date  of  their  subscription 
must  be  stated.     In  New  York,  one,  as  against  a  purchaser,  &c.(l) 

157.  In  Tennessee,  two  witnesses  are  necessary  to  authorize  I'egistra- 
tion,  and  as  against  subsequent  purchasers.  It  has  been  held  that  evi- 
dence is  admissible,  of  the  bad  character  of  subscribing  witnesses.(2) 

158.  If  a  witness,  though  not  seeing  the  party  sign,  is  near  at  hand, 
and  the  latter  brings  the  deed  to  him,  acknowledges  execution,  and  de- 
sires him  to  attest,  the  attestation  is  sufficient.  So  where  the  witnesses 
do  not  recollect  the  execution  and  deliver}'-,  but  are  sure  they  should 
not  have  attested  if  it  had  not  taken  place;  this  is  sufficient.  Where 
witnesses  attest  the  delivery,  the  attestation  is  sufficient  proof,  in  case  of 
their  absence.     Otherwise,  if  they  attest  only  the  execution.{3) 

159.  If  a  deed  be  attested,  through  mistake  or  fraud,  by  an  incom- 
petent witness,  Chancery  will  supply  the  defect.  It  has  been  held, 
that  attestation  by  an  interested  witness  is  sufficient.  But  the  wife  of 
a  grantee  is  not  a  good  attesting  witness.(-l)(i) 


(1)  Walk.  354;  Sullivan t  v.  Franklin,  &c., 
3  Ohio,  89;  3  G-riff.  414,  455;  1  N.  Y.  Rev. 
St.  738;  Mich.  St.  1339,  219;  1840,  166; 
Ark.  Rev.  vSt.  189. 

(2)  Batte  v.  Stone,  4  Yera:.  168;  Clardenhire 
V.  Parks,  2  Yerg.  23  ;  4  Griff. 753. 

(3)  Park   v.  Hears,  2  Bos.  &  P.  217  ;  Pe- 


quawkett,  &c.  v.  Mathes,  7  N.  H.  230;  Ball 
V.  Taylor,  1  Car  &  P.  417;  Currie  v.  Donald, 
2  "Wash.  58 ;  Dawson  v.  Dawson,  Rice,  243. 

(4)  Smith  V.  Chapman,  4  Conu.  344 ;  John- 
son V.  Turner,  7  Oliio,  216  ;  Perry  v.  Watts,  3 
Man.  &  G-.  775. 


(a)  An  officer,  before  whom  proof  of  a  deed  was  made,  certified  thus:  "  This  day  personally 
appeared,"  &c.,  "A  B,  a  subscribing  witness  to  the  within  deed,  (who  was  to  me  made  known 
by  the  oath  of  C  D,  a  credible  witness.)  and  who  being  by  me,  the  same  justice,  duly  sworn," 
Ac.  Held,  it  sufficiently  appeared  that  A  B  was  a  subscribing  witness,  under  the  Illinois 
statute.     Reece  v.  Allen,  5  Gilraan,  236. 

Heirs  at  law,  on  the  10th  day  of  September,  1828,  executed  an  instrument,  by  which  they 
acquitted  to  one  of  the  heirs  all  their  interest  in  the  estate.  The  inslrument  was  not  under 
seal,  nor  was  any  consideration  expressed  in  it,  nor  was  it  attested  by  witnesses.  Held,  it 
could  not  operate  as  a  deed  under  the  statute  of  1791,  because  it  was  not  sealed  nor  witness- 
ed.    Underwood  v.  Campbell,  14  N.  H.  393. 

It  was  not  a  deed  of  bargain  and  sale,  because  not  under  seal;  nor  a  covenant  to  stand 
seized,  because  there  was  no  consideration  of  love  and  affection.     lb. 

(6)  The  attestation  of  a  deed,  that  it  was  "sealed  and  delivered"  in  presence  of  the  sub- 
scribing witness,  is  sufficient.     Fosdick  v.  Risk,  15  Oliio,  84. 

The  attesting  witness  to  a  sealed  instrument  proved,  that  the  person  whose  name  appeared 
to  be  signed  thereto  took  her  seat  at  the  table ;  that  he  did  not  see  her  write  her  name;  that 
he  did  not  know  whether,  at  tlie  time  of  signing  his  name  as  witness,  she  had  signed  her 
name;  that  he  could  not  say  it  was  her  handwriting,  and  that  the  instrument  was  not,  tohis 
knowledge,  ever  read  to  or  by  her.  Held,  this  was  not  prima  facie  evidence  of  the  signing, 
sealing  and  delivery  of  the  instrument,  on  a  plea  of  non  est  factum.  Edeleu  v.  Gough,  5 
Gill,  103. 

Where  a  deed  executed  by  commissioners  of  loans,  which  was  required  by  statute  to  bo 
subscribed  in  the  presence  of  two  witnesses,  was  witnessed  by  but  one,  but  duly  acknow- 
ledged by  the  grantors  at  the  time ;  held,  it  was  a  good  execution.  Commissioners,  &c.  v. 
Chase,  G  Barb.  37. 

Where  names  of  persons  are  found  on  a  deed,  in  the  usual  placo  for  subscribing  witnesses, 
and  they  are  not  parties  to  the  deed,  they  will  be  presumed  to  be  witnesses  to  the  instru- 
ment, though  they  are  not  stated  to  be  such ;  and,  therefore,  where  Such  a  deed  is  to  be 
proved,  they  must  be  produced,  or  their  absence  legally  accounted  for.  Chaplain  v.  Briscoe, 
11  S.  &  M.  372. 
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FORMS  AND  KINDS  OF  DEEDS.     COMMON  LAW  CONVEYANCES. 


1.  Feoffment  and  livery  of  seizin. 
21.  Gift  and  grant. 
30.  Exchange. 
38.  Partition. 
41.   Release  and  quit-claim  deed. 


69.  Confirmation. 
1G.  Surrender. 
88.  Assignment. 
92.  Defeasance. 


_  1.  A  feoffment  orlgmaWy  meant  the  gift  of  a  feud ;  and,  since  the  abo- 
lition of  feudal  tenure.s  in  England,  signifies  a  conveyance  of  an  estate 
in  fee-simple.  It  is  a  term  not  often  used  in  the  United  States,  the 
same  kind  of  transfer  being  expressed  by  the  words  grant  and  convey- 
ance. Most  of  the  ceremonies,  and  many  of  the  principles,  connected 
with  a  feoffment,  have  been  abolished  in  this  country.  Such  of  the 
latter  as  are  retained,  vvill  be  mentioned  in  connection  with  a  deed  of 
bargain  and  sale,  Avhich  is  the  form  generally  adopted  in  the  United 
States.  Livery  of  seizin,  the  distinguishing  ceremony  of  feoffment,  is 
with  us  almost  unknown  ;  it  being  the  general  principle  in  this  coun- 
try, that  a  deed  regularly  executed,  acknowledged,  and  recorded,  will 
pass  a  title,  though  the  possession  remain  unchanged. (1) 

2.  In  Massachusetts,  a  colonial  ordinance  of  1651  declared  that  no 
alienation  of  land  should  be  good,  unless  by  deed,  executed  with  livery 
and  seizin,  unless  the  deed  be  acknowledged  and  recorded. (2)  (See 
sec.  6.) 

3.  In  the  same  State,  it  is  held,  that  the  execution  of  the  deed  passes 
the  estate  without  registry,  except  as  to  creditors  and  purchasers  with- 
out notice ;  so  that  the  estate  cannot  be  divested  from  the  grantee,  to 
the  jirejudice  of  an  attaching  creditor  of  such  grantee,  by  a  restoration 
of  the  deed  to  the  grantor,  and  a  new  conveyance  by  the  latter  to  a 
third  person  having  notice  of  the  former.  So  the  legality  of  a  deed 
depends  upon  the  circumstances  existing  at  the  execution  of  the  deed. 
And  a  deed  may  be  read  in  evidence,  if  recorded  before  trial.  So  a  title 
passes  to  the  grantee,  though  the  2;rantor  continues  to  occupy  Avith 
him.(3) 

_  4:.  In  Kentucky,  livery  of  seizin  is  unheard  of.  In  Illinois,  Missis- 
sippi, Virginia,  and  New  York,  and  probably  other  States,  it  is  ex- 
pressly dispensed  with.  The  act  of  lUinois  provides,  that  all  convey- 
ances, recoveries,  judgments  and  executions,  by  or  against  a  party,  not 
under  disability,  shall  absolutely  and  fully  vest  the  estate,  as  against 
the  former  owner  and  his  heirs,  and  those  claiming  only  to  his  use  at 

(1)  1  Bay,  107  ;  Miller  v.  ITalsoy,  2  Green,  |  (3)  Marshall  v.  Fisk,  6  Mass,  31 ;  Flint  v. 
48;  French  v.  French,  3  N.  II.  2eO;  Iligbee  |  Sheldon,  13,  445;  15,  214:  3,  573;  Hatch  v. 
V.  Rice,  5  Mass.  352;  Goodwin  v.  Hubbard,  j  Smith.  5,  51  ;  Tonison  v.  "Ward,  1  N.  II.  11  ; 
15,  214;  Concord  v.  M'Intire,  G  N.  M.  529;  |  Lawry  v.  WMlliam.s,  1  Shepl.  281  ;  Harrington 
Mich.  Rev.  St.  257-8;  Ark.  Rev.  St.  188;  I  v.  Gage,  6  Verm.  532;  Den  v.  Riclunan,  1 
N.  H.  Rev.  St.  243..  Green,  44  ;  Duval  v.  Bibb,  3  Call,  362  ;  Les- 

(2)  Pidge  V.  Tyler,  4  Mas.  544-5;  Durant '  see,  *c.  v  Hemphill,  3  Ohio,  237  ;  Readings. 
*.  Ritchie,  4  Mas.  56.  I  Weston,  7  Conn.  143. 
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the  time.     lu  Mississippi,  the  act  applies  as  well  to  past  as  future  con- 
vejances.(l) 

6.  In  Missouri,  a  deed  of  feoffnieut  seems  to  be  recognized,  but 
livery  is  not  necessary  to  it,(2) 

G."ln  South  Carolina,  it  was  first  decided,  and  afterwards  expressl}^ 
enacted,  that  a  bargain  and  sale  shall  be  an  effectual  conveyance  with- 
out livery.  But  feoffment,  with  livery  of  seizin,  is  still  a  valid  mode  of 
transfer,  and,  if  n)ade  by  a  tenant  lor  life,  will  bar  contingent  renuiin- 
ders.  In  North  Carolina,  the  same  provision  is  made,  as  to  a  bargain 
and  sale,  lease  and  release,  and  a  covenant  to  stand  seized  to  uses.  ^  la 
Maryland,  livery  is  unnecessary,  since  the  period  "of  April  13,  1674. 
A  Massachusetts  provincial  act  (9  Wra.  3,  c.  8,)  provided  that  a  deed 
should  pass  a  title  to  the  land,  ivithout  any  other  act  or  ceremony ;  refer- 
ring to  liver}^  of  seizin.(o)     (See  sec.  2.) 

7.  No  precise  words  are  necessary  to  a  feoffinent.  Even  a  convey- 
ance by  the  words  bargain  and  sell,  or  give  and  grant,  if  accompanied 
by  livery  of  seizin,  has  been  held  a  feoffment.  In  the  old  charters  of 
feoffment,  the  word  enfeoff  \&  not  found  ;  but  dedi  et  concessi 

8.  Upon  this  ground,"  where  a  husband  and  wife  grant,  bargain,  sell 
and  convey  her  land  to  a  stranger,  to  the  use  of  the  grantors  for  life, 
remain  ier  to  the  use  of  the  survivor  in  fee;  although  the  deed  may  be 
deemed  anomalous  and  a  nondescript,  yet,  for  the  purpose  of  creating 
uses  which  the  statute  of  uses  will  execute,  which  would  not  be  the 
case  with  a  bargain  and  sale,  the  instrument  will  be  construed  asa 
feoffment,  or  quasi  feoffment._(4)  So,  where  there  was  a  conveyance,  in 
consideration  of  a  support  being  furnished  to  A,  for  life,  by  the  grantee ; 
if  he  shall  fail  to  furnish  such  support,  the  instrument  to  be  of  no  effect ; 
and,  under  the  conditions  aforesaid,  the  grantee  to  have  immediate 
possession  :  held,  although  there  probably  was  not  sufficient  considera- 
tion to  sustain  this  conveyance  as  a  bargain  and  sale,  or  covenant  to 
stand  seized,  it  should  operate  as  a  feoffment ;  and  that  the  condition 
was  a  subsequent  one,  and  therefore  the  deed  not  void  as  taking  effect 
in  futuro.{o) 

9.  In  Maryknd,  it  v/as  formerly  held,  that  a  deed  cannot  operate  as 
a  feoffment,  without  livery  of  seizin.  But  a  subsequent  case  settles, 
that  enrolment  is  a  suflicient  substitute  for  livery.(6) 

10.  In  England,  lands  lying  in  the  same  county,  or  part  of  one  ma- 
nor, may  pass  by  livery  of  a  part  in  name  of  the  whole;  but,  if  they 
lie  in  different  counties,  and  belong  to  different  manors,  there  must  be 
distinct  liveries.(7) 

11.  Livery  of  seizin  is  either  in  deed  or  in  law.  The  former  is  where 
the  parties  go  upon  the  land,  and  the  feoffor,  by  some  symbolical  act, 
as  the  delivery  of  a  twig,  turf,  or  latch  of  a  door,  or  even  by  express 
words,  without  any  act,  gives  possession  to  the  feoffee.  Mere  delivery 
of  a  deed  on  the  land  is  not  suflhcient ;  unless  it  be  made  in  the  name 

(1)  Davis  V.  Mason,  1  Pet  508;  Illiu.  Rev.  :  in  writing,  are  declaretl  valid,  notwithstand- 
*L  1''9  ■  Missi  Rev.  0.  459  ;  1  Va.  R.  C.  158;    ing  any  foraal  errors.     Md.  L.  35, 

1  N.  y.  Rev.  St.  738.  i'^)  Durant  v.  Ritchie,  4  Mas.  70 ;  Cheney 

(2)  Perry  v.  Price,  1  Misso.  553.  |  v.  Watkins,  1  Har.  &  J.  527. 

(3)  Rugge  V.   Ellis,   1   Bay,    107  ;  1  N.  C.        (5)  Green  v.  Thomas,  2  Fauf.  318. 

Rev.  St.  259 ;  Dehon  v.  Redfern,  Dudl.  Equ.  |      (6)  Carroll  v.  Norwood,  5  Har.  k  J.  158 ; 
115  ;  Md.  L.  35.     By  the  same  act,  in  Mary-  j  Maltliows  v.  Ward,  10  Gill  &  J.  443. 
land',  transfers  made  prior  to  April  13,  1674,  I      (7)  Lit.  sees.  61,  418. 


812 


FORMS  AND  KINDS  OF  DEEDS. 


[CHAP.  LXXXI. 


of  seizin  of  all  the  lands  contained  therein.     If  a  lessee  is  in  possession, 
his  consent  is  necessary  to  livery.(l) 

12.  Livery  in  law^  is  where  the  parties  are  not  upon,  but  only  in 
sight  of  the  land  ;  and  the  feoffor,  pointing  it  out,  gives  it  to  the  feoffee, 
and  authorizes  hira  to  take  possession.  This,  however,  is  a  mere  li- 
cense or  authority,  which  must  be  consummated  by  actual  entry  ;  and, 
if  either  of  the  parties  die  before  entry,  the  transfer  does  not  take  effect. 
But,  if  the  feoffee  dare  not  enter  for  fear  of  his  life,  a  claim  as  near  the 
land  as  possible  will  be  sufficient.(2)(a) 

13.  Livery  of  seizin  may  be  made  by  attorney.  But  such  attorney 
must  be  constituted  by  deed.  And  the  power  ceases  with  the  life  of 
either  party.(8) 

14.  Liver}^  ma}*  be  presumed  after  a  long  possession,  conformable  to 
the  deed,  though  not  indorsed  thereon.  And  equit}'  will  sometimes 
supply  a  defect  in  the  form  of  livery,  where  the  conveyance  is  made 
for  a  valuable  consideration ;  as,  for  instance,  by  compelling  the  son  of 
the  feoffor  to  make  a  new  livery. (4) 

15.  A  feoffment,  as  has  been  already  been  stated,  (Yol.  I,  ch.  2,)  can- 
not be  made  to  take  effect  in  futuro.{b)  This  would  put  the  fee  in 
abeyance  and  defeat  the  notoriety  of  transfer,  which  is  the  great  object  of 
a  feoffment.  It  has  already  been  seen,  (Vol.  I,  ch.  41,  &  sequ,)  that  this 
remark  does  not  apply  to  a  remainder.  In  such  case,  livery  is  made  to 
the  preceding  tenant,  even  though  a  tenant  for  years  merely,  and  enures 
to  the  benefit  of  the  remainder-man.  So,  a  feoffment  made  to  A,  B  and 
C,  hahendum  to  A  and  B  for  their  lives,  remainder  to  C  for  his  life,  and 
livery  made  to  all  secundum  formam  chartce.{5) 

16.  In  some  instances,  a  feoffment  may  be  validly  made,  by  a  party 
who  is  in  general  legally  incapable  of  conveying  or  contracting.  Thus, 
an  idiot  or  lunatic  cannot  avoid  his  own  livery.  The  reason  is,  that  a 
feoffment  was  originally  made  publicly,  in  presence  of  the  ^^ pares  cu- 
rice^^^  whom  the  law  therefore  treated  as  competent  and  final  judges  of 
the  party's  capacity.  The  livery  of  an  infant  is  voidable  only,  not 
void,  and  must  be  avoided  by  some  act  of  equal  notoriety  in  regaining 
possession.  One  merely  a  j^rivy  i'l  estate,  as  a  lord  claiming  by  escheat, 
cannot  avoid  the  feoffment  of  an  incapable  person.  But,  if  such  per- 
son make  a  feoffment  through  another,  by  power  of  attorney,  the  latter 
being  void,  the  whole  transaction  is  void  aIso.(6) 

17.  A  corporation  may  make  a  feoffment,  and  appoint  an  attorney 
togivelivery.(7) 


(1)  Co.  Lit.  48  a;  Sharp's  case,  6  Rep.  26; 
Thorougligood's  case,  9  Rep.  136;  Vaughan 
V.  Holdes,  Cro.  Jac.  80 ;  Bettiswortb's  case, 
2  Rep.  31. 

(2)  Co.  Lit.  48  b  ;  Parsons  v.  Perns,  ]  Mod. 
91. 

(3)  Lit.  66;   Co.  Lit.  62  a. 

(4)  Tlirockmerton  v.  Tracey,  Plow.  149; 
Jackson  v.  Jackson,  Fitz.  146;  Thompson  v. 
Attfeild,  1  Vern.  40 ;  Cheney  v.  Watkins,  1 


Har.  &  J.  521 ;  Roger.?  v.  Eagle,  &c.,  9  "Wend. 
623.  (See  Carroll  v.  Norwood,  5  Harr.  &  J. 
164.) 

(5)  Co.  Lit.  217  a;  Lit.  60;  Norris  v.  Trist, 
2  Mod.  78 ;  Freeman  v.  West,  2  Wils.  166. 

(6)  Lit.  406;  Perk.  12;  4  Rep.  124  a; 
Wliittingham's  case,  8,  42  ;  Jackson  v.  Bur- 
chin,  14  Jolin.  126. 

(7)  4  Cruise,  47.  « 


(a)  By  St.  3  <t  4  "Wm.  IV,  ch.  27,  a  mere  entry  upon,  or  continual  claim  near,  tlic  laud, 
does  not  preserve  tiio  right  of  a  claimant,  without  actual  change  of  possession. 

(b)  In  Mississippi,  a  freehold  may  be  limited  in/uturo,  by  deed  or  will     Missi.  R.  C.  459. 
So,  in  some  other  States.     (See  Yol.  I,  ch.  2.) 
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IS.  One  joint  tenant  cannot  enfeoff  another.  Being  seized  per  mie  et 
jper  tout,  both  are  regarded  as  in  possession  of  the  whole,  and  therefore 
livery  is  impossible.  But  it  is  otherwise  with  parceners  and  tenants  in 
common. (1) 

19.  Corporeal  hereditaments  alone  are  the  subject  of  a  feoffment,  for 
the  obvious  reason  that  incorporeal  property  cannot  be  actually  deliv- 
ered.(2) 

20.  A  feoffment  passes  the  whole  title  of  the  feoffor,  and,  if  he  have 
distinct  interests  in  the  land,  it  extinguishes  them  all.  It  has  also  the 
peculiar  efficacy  of  transferring  to  another  a  greater  estate  than  the  fe- 
offor owns  himself.  Thus,  a  lessee  for  years,  in  possession,  may  pass  a  fee 
simple  by  his  feoffment.  But  it  will  operate  as  a  disseizin  of  the  lessor. 
The  prevailing  doctrine  upon  tliis  subject  in  the  United  States,  accord- 
ing to  which  a'grantor  can  pass  only  the  interest  in  land  which  he  himself 
owns,  has  already  been  adverted  to.(a)  (Vol.  I,  ch._  4.)  The  reniark, 
made  by  the  court  in  New  Jersey,  is  probably  applicable  alike  in  all 
the  States:  that  where  a  statute"^ gives  to  a  deed  of  bargain  and  sale 
(the  usual  form  of  conveyance  provided  for  in  this  country,)  the  effica- 
cy of  a  feoff'ment  at  common  law,  such  statute  has  no  reference  to  the 
estate  or  quantity  of  interest  which  may  be  conveyed,  but  only  intends 
to  provide,  that  the  bargainee  shall  be  in  full  possession  of  the  estate 
which  is  conveyed.  The  quantity  of  estate  is  to  be  known,  not  from  the 
statute  or  its  operation,  but  from  the  instrument  by  which  the  use  is 
conveyed. (3) 

21.  "^A  gift  is  the  conveyance  of  an  estate  tail.(-±) 

22.  A  grant,  at  common  law,  is  the  conveyance  of  incorporeal  here- 
ditaments, such  as  rents,  commons,  &c.,  which  are  therefore  said  to  lie 
in  grant,  and  at  common  law  could  pass  only  by  deed.  The  subjects 
of  a  grant,  from  their  very  nature,  are  of  course  not  susceptible  of 
livery.  Hence  the  attornment  of  a  tenant  was  always  held  sufficient  to 
complete  the  transfer,  and  this  is  now  dispensed  with  by  statute. 
(See  I,  209.)  Chancellor  Kent  remarks,  that  feoffment  and  grant  were 
the  two  great  disposing  powers  of  transfer  of  land,  in  the  primitive 
ages  of  the  English  law.  The  same  word,  grant,  is  also  applied,  both 
in  England  and  in  this  country,  to  letters  patent  from  the  government. 
It  has'been  seen  (ch.  79,)  that,"  as  applied  to  public  lands  in  the  United 
States,  the  word  is  synonymous  with  2^atent.  In  Massachusetts,  the 
term  grant,  in  a  statute,  means  the  transfer  of  lands  or  houses,  by  deed, 
or  other  effectual  conveyance ;  and  does  not  apply  exclusively  to  incor- 

(1)  Co.  Lit.  244.  \v.  Weare,  3  Price,  575;  Blunden  v.  Baugh, 

(2)  Co.  Lit.  9  a.  !  Cro.  Car.  302  ;  Goodright  v.  Forrester,  1  Taun. 

(3)  Co.  Lit.  9  a;  Lit.  611.  See  4  Kent,  i  578;  Doe  v.  Lyne.«,  3  Barn.  &  Cr.  388;  Den 
481,  488;  Taylor  v.  Horde,  1  Burr.  60;  Co.  v.  Crawford,  3  Halst.  107-8;  Pendleton  v. 
Lit.  48  b,  49  a;  Bullock  v.  Dibler,  Popb.  38  ;    Yandevier,  1  Y^ash.  381. 

Perk.  222  ;  2  Prest.  oh  Abst.  390-2  ;  Jerritt  ,      (4)  Lit.  59. 


[a)  It  seems  wortby  of  notice,  that  similar  departures  from  the  common  law  have  taken 
place  in  this  country,  with  respect  to  both  real  and  personal  property.  A  feoffment,  made  in 
the  presence  of  the  pares  curies,  passed  an  absolute  title ;  and  a  sale  made  in  marJcei^  overt 
had  I  lie  same  effect.  But,  the  j^ares  curice  and  the  market  overt  being  alike  unknown  in  the 
United  States,  ''cessante  ratione,  cessat  etiani  Itx ;"  and  the  maxim  of  our  law  is,  both  as  to 
knds  and  chattels,  "  nemo  potest  in  alium  transfejre  pltis  quam  ipse  habet." 
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poreal   hereditaments.     (See   sec.    29.)      So   iu   New  Hampshire  and 
Maine.(l) 

23.  The  formal  words  of  a  grant  are,  dedi  et  concessit  given  and 
granted ;  but  any  others,  which  clearly  express  the  intention,  may  have 
the  same  effect. 

24.  A,  by  article,  granted  and  agreed  with  B,  that,  for  a  certain  rent, 
he  should  have  a  way  for  himself  and  his  heirs,  over  A's  lands.  Held, 
a  good  grant  of  a  way,  not  a  mere  covenant.(2) 

25.  In  order  to  pass  by  grant,  the  thing  granted  must  be  owned  at 
the  time ;  it  is  not  suflEicient  that  it  be  afterwards  acquired.  Thus,  if  one 
grant  a  rent  from  land  which  he  does  not  own,  but  subsequently  pur- 
chases, nothing  passes.     (See  ch.  87,  Estop2jel.){^d) 

26.  A  bare  right  or  possibility  cannot  be  granted. 

27.  Remainders  and  reversions,  consisting  in  right  only,  without  pos- 
session, are  proper  subjects  of  grant.(4) 

28.  A  grant  passes  only  such  estate  or  interest  as  the  grantor  may 
lawfully  convey.  In  this  respect  it  differs  from  a  feoffment,  as  has  been 
already  seen.  (Sec.  20.)  The  reasons  of  this  distinction  are  said  to  be, 
that  a  grant  was  always  made  by  deed,  so  that  the  grantor's  title  might 
be  known  by  inspection ;  and  that,  unlike  a  feoffment,  it  was  a  secret 
transaction.  Upon  this  principle,  a  grant  can  never  create  a  discon- 
tinuance or  forfeiture  of  the  estate.(5) 

29.  The  word  grant  is  very  generally  used  (in  connection  with 
others,)  in  American  statutes  relating  to  the  transfer  of  real  estate. 
In  New  York,  by  the  Revised  Statutes,  conveyances  are  termed  ^ra?ife  ; 
and,  though  deeds  of  bargain  and  sale,  and  of  lease  and  release,  may 
continue  to  be  used,  they  are  to  be  deemed  grants.  Chancellor  Kent  is 
of  opinion,  that  the  word  grant  is  sufiicient,  though  not  essential,  to 
pass  lands.     (See  sec.  22.)(6) 

30.  An  exchange  is  a  mutual  grant  of  equal  interests,  the  one  in  con- 
sideration of  the  other.  According  to  the  description  of  an  exchange 
given  by  Littleton,  it  takes  place  only  where  the  parties  own  the  same 
quantity  of  land,  in  one  county.  Lork  Coke  mentions  five  requisites 
of  this  mode  of  conveyance.  1.  The  estates  must  be  equal.  2.  The 
word  escamhiiim  or  exchange  must  be  used.  3.  There  must  be  an  exe- 
cution by  entry  or  claim  in  the  life  of  the  parties.  4.  If  made  by 
deed,  it  must  be  of  things  lying  in  grant.  5.  If  the  lands  lie  in  several 
counties,  it  must  be  by  indenture.  So,  also,  if  the  things  lie  in  grant, 
though  in  one  county.  Before  the  statute  of  frauds,  an  exchange  might 
be  without  writing ;  but  not  since.(7) 

31.  The  equality,  required  by  laAv  for  an  exchange,  applies  only  to 
the  quantity  of  interest;  and  not  to  the  value,  quality  or  manner  of 
the  estate.     Thus  a  fee  requires  a  fee.     But  an  estate  in  joint  tenancy 


(1)  Co.  Lit.  9  a,  1*72  a;  French  v.  French, 
3  N.  H.  260  ;  1  N.  T.  Rev.  St.  739 ;  4  Kent, 
489,  491;  Dudley  v.  'Sumner,  5  Mass.  472; 
Hastings  v.  Blue'Hill,  &c.,  9  Pick.  80 :  N.  H. 
Rev.  St.  403  ;   Me.  lb.  45. 

(2)  Holme  v.  Seller,  3  Lev.  305. 

(3)  Perk.  65.  (See  lUin,  Rev.  L.  131; 
Misso.  St.  119.) 

(4)  Lit.  9,  567. 

(5)  Co.  Lit.  251  b ;  4  Crui.se,  49,  50;  Gilb. 
Ten.  122;  Co.  Lit.  322  a,  327  b,  251  b. 


(G)  1  N.  T.  Rev.  St.  738 ;  Co.  Lit.  301  b; 
4  Kent,  491.  In  Tennessee,  a  statutor}'  deed 
operates  as  a  grant,  and  passes  only  the 
grantor's  lawful  title ;  and  the  title  passes, 
not  by  force  of  the  statute  of  uses,  but  of  the 
registered  deed.  Miller  v.  Miller,  1  Meigs. 
484. 

(7)  Lit.  62;  Co.  Lit.  51  b;  Harland  v. 
Eastland,  Hardin,  593  ;  Cass  v.  Thompson,  1 
N.  H.  65;  Mavdwell  v.  Carroll,  3  Har.  &  J. 
361 ;  Provost,  &c.  v.  Bishop.  &c.,  3  WUs.  489. 
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may  be  cxchaDged  for  one  in  common.  So  land,  for  an  incorporeal  in- 
terest in  land,  or  a  reversion.  And  a  fee-simple  maybe  exchanged  for 
a  base  fee  or  a  fee  tail;  and  a  life  estate  for  an  estate  pour  autre  vie,  both 
being  freeholds.     But  not  a  life  estate  for  a  fee.(l) 

82.  An  exchange  must  be  executed  by  entry,  at  least  in  part,  during 
the  lifetime  of  the  parties.  If  both  die'  before  the  entry  of  cither,  the 
exchange  is  void  ;  an  heir  cannot  enter.  But  if  one  enter  and  the  other 
die  before  entry,  his  heir  may  enter.  If  the  exchange  is  made  by  lease 
a\id  release,  operating  by  way  of  use,  entr}'  is  unnecessary. (2) 

88.  The  exchange  of  an  infant  is  only  voidable,  not  void.  Hence,  if 
he  enter  upon  the  land  given  him  in  exchange,  and  occupy  after  coming 
of  age,  he  is  bound  by  the  confirmation.  The  entry  is  held  equivalent 
to  livery;  and  there  is  a  fair  recompense.(3) 

84,  In  England,  the  exchange  of  a  married  woman  is  voidable,  though 
her  husband  join  in  the  deed,  and  though  she  afterwards  enter  into  a 
fine  of  the  lands  received  by  her.  But  her  occupation  of  the  land  after 
the  husband's  death  operates  as  a  confirmation, (4) 

85,  It  seems,  the  form  of  conveyance,  known  technically  as  an  ex- 
change, cannot  take  place  between  more  than  two  persons.  The  char- 
acteristic feature  of  the  transaction  is,  a  strict  mutuality  or  reciprocity 
between  the  parties,  by  which  the  implied  warranty  of  each, (a)  and  the 
right  of  re-entry  upon  the  land  conveyed  in  case  of  breach  of  warranty, 
is  an  exact  offset  or  counterpart  to  that  of  the  other;  and  this  mutual 
oblisation  and  rio-ht  are  inconsistent  with  the  existence  of  more  than 
two  parties.  But,  where  there  are  two  or  more  persons  bavmg  substan- 
tially the  same  interest,  the  law  regards  them  as  constituting  but  one 
person,  and  they  make  one  party  to  an  exchange.  Thus,  two  joint  ten- 
ants on  one  side  may  make  a  valid  exchange  with  two  tenants  in  com- 
mon on  the  other,(5) 

86,  In  the  United  States,  it  has  been  said,  conveyances  by  way  of 
exchange  do  not  differ  in  principle  from  common  deeds  of  bargain  and 
sale.(6) 

87,  In  Kentucky,  it  is  held,  that  the  word  exchange  is  necessary.  In 
jSTew  Hampshire,  the  subject  of  exchange  was  considered,  in  a  case,  the 
facts  of  which  were  briefly  these,  A  and  B  agreed  b}^  parol  to  ex- 
change their  farms.  Each  conveyed  his  farm  to  the  other,  nominally 
for  a  pecuniary  consideration.  Held,  this  was  not  technicalkv  an  ex- 
change, and  the  wife  of  A  was  entitled  to  dower  in  both  farms.(7) 

88,  Partition  among  joint  tenants,  &c,,  though  anciently  made  by 
mere  agreement  for  distinct  occupancy,  can  now  be  made  only  by  the 
methods  of  legal  process  already  referred  to,  (see  Partition,)  or  by  mutu- 
al deeds,  in  which  each  party  takes  from  all  the  rest  a  conveyance  of 
the  distinct  portion  alloted  to  his  share.  At  common  law,  co-parceners, 
being  compellable  to  make  partition,  might  do  it   by  parol ;  but  the 


(1)  Co.  Lit.  50  b;  Lit.  64-5  ;  4  Rep.  122  b  ; 
Bustard  v.  Coulter,  Cro.  Eliz.  902  ;  1  RoUe's 
Abr.  813;   2  E.  2.  23. 

(2)  Lit.  62;  Shelley's  case.  1  Rep.  98  b. 

(3)  Co  Lit.  50  b,  51  b. 

(4)  1  Leon,  285. 


(5)  Co.  Lit.  50  b,  n.  1  ;  Prov.  of  Eton  v. 
"Winchester,  3  Wils.  389;  Co.  Lit.  61  a,  n.  1. 

(6)  See  4  Dane,  149  ;  Oliy.  Convey.  248, 

(7)  Harland  v.  Eastland,  Hardin,  593  ;  Cass 
V.  Thompson,  1  N.  H.  65. 


{a)  See  ch,  85, 
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Statute  of  frauds  requires  a  deed  in  all  cases.     Between  co-parceners, 
partition  involves  an  implied  warranty.    .(See  ch.  85.) 

39.  Husbands  cannot  bind  their  wives  by  partition  of  lands  belong- 
ing to  the  latter. (1) 

40.  In  equit}',  a  mere  agreement  may  operate  as  an  actual  parti- 
tion.(2) 

41.  A  release  is  the  conveyance  of  a  right  to  a  person  in  possession ;  as 
for  instance  by  a  disseizee  to  a  disseizor.  The  technical  words  used  are, 
"remise,  release,  and  forever  quit-claim."  But  where  a  lessor  for  liTe 
granted  to  the  lessee,  that  he  should  be  discharged  from. the  rent,  this 
was  held  a  sufficient  release.  So  a  covenant  is  sometimes  construed  as 
a  release.  But,  to  have  this  effect,  it  must  be  between  the  same  parties 
only,  and  give  the  covenantee  a  right  of  action,  which  will  precisely 
countervail  that  to  which  he  is  liable.  And  the  parties  must  so  in- 
tend.(3) 

42.  In  England,  there  are  four  kinds  of  release  pertaining  to  land. 

43.  The  first  is  a  release  by  way  of  mitter  V estate.  This  is  where  sev- 
eral parties  hold  land  by  a  joint  title,  and  one  transfers  his  interest  to 
the  rest.  Thus,  joint  tenants  and  co-parceners  may  release  to  each  other. 
The  former  having  come  to  the  estate  b}^  one  and  the  same  feudal  con- 
tract, which  was  matter  of  notoriety  by  means  of  livery,  no  further  no- 
toriety is  deemed  necessary,  in  a  mere  subsequent  arrangement  between 
themselves,  as  to  their  mutual  and  relative  ownership  ;  while  co-parce- 
ners, coming  to  the  land  by  descent,  without  notoriety,  may,  therefore, 
privately  release  to  each  other.  It  has  been  seen,  (p.  313,)  that  one 
joint  tenant  cannot  enfeoff  another.  But,  as  co-parceners  transmit  distinct 
estates  to  their  children,  one  may  enfeoff  as  well  as  release  to  his  com- 
panion.(4) 

44.  In  a  release  of  this  kind,  a  fee  will  pass  without  words  of  limita- 
tion. The  releasee  is  deemed  in  law  to  hold  not  by  the  release,  but  by 
the  original  limitation  to  all  the  parties.  The  release  is  not  an  aliena- 
tion, but  a  mere  discharge  of  the  claims  of  one  to  the  other.  Hence,  a 
fee  arises  out  of  the  original  conveyance.(5) 

45.  Tenants  in  common,  having  distinct  freeholds,  cannot  release  to 
each  other.(6) 

46.  Another  form  of  release,  is  that  by  way  of  mitter  le  droit  This 
is  a  release  by  a  di.sseizee  to  his  disseizor,  or  a  party  claiming  under 
him,  in  possession  of  the  land.  Here,  as  in  the  former  case,  a  fee  will 
pass  without  words  of  limitation.(7) 

47.  Where  two  persons  are  in  possession  under  an  imperfect  or  tor- 
tious title,  as  by  disseizin,  a  release  to  one  enures  to  the  benefit  of 
both.(8) 

48.  A  third  kind  of  release,  is  that  which  operates  by  wa}^  o^  enlarge- 
meat  of  estate.  This  is  where  a  reversioner  relinquishes  all  his  right  to 
a  particular  tenant  in  possession  of  the  land. 

49.  To  such  release  it  is  necessary  that  there  be  privity  of  estate  be- 
tween the  parties — as  between   lessor  and   lessee.     But  a  lessee  must 


(1)  4  Cruise,  70. 

(2)  lb. 

(3)  4  Cruise,  11 ;  Co.  Lit.  264  b;  Garnett 
V.  Macon,  2  Brock.  185. 

(4)  Lit.  304:  Co.   Lit.  273  b  ;  Gilb.  Ten. 
72. 


(5)  lb. 

(6)  Lit.  304. 

(7)  Lit.  4G6,  7  ;  Gilb.  Ten.  55.     See  Win- 
throp  V.  Benson,  31  Maine,  38. 

(8)  Flagg  V.  ilaaa.  2  Sumn.  4=87. 
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have  entered  ujion  the  land,  having  before  entry  only  an  iuieresse  ter- 
mini.    (See  Vol.  I,  Estate  for  YearsJ) 

50.  If  there  be  a  lease  for  life,  remainder  for  life,  and  the  former 
lessee  die  ;  a  release  may  be  made  to  the  latter  before  entry. 

51.  A  release  to  an  under-lessee  is  void  for  want  of  privity. 

52.  A  release  to  a  tenant  at  will  is  good,  there  being  a  privity  be- 
tween him  and  the  lessor.     Otherwise,  with  tenant  at  sufferance. 

53.  A  cestui  que  use,  at  common  law,  might  take  a  release  from  his 
feoffee  to  use,  being  as  a  tenant  at  will  to  the  latter.  The  same  princi- 
ple is  uovv^  applicable  to  a  trustee  and  cestui  que  trust. 

54.  One  holding  by  statute  mercliant,  statute  staple,  or  elegit,  may  take 
a  release.(l) 

55.  The  husband  of  a  woman,  tenant  for  life,  may  take  a  release ; 
having  a  freehold  in  her  right,  and  being  in  privity  with  the  lessor. 

56.  Actual  possession,  it  seems,  is  not  necessary  to  render  one  capa- 
ble of  taking  a  release  from  a  reversioner ;  but  only  an  estate  suscep- 
tible of  enlargement.  Thus,  a  lessee  ma}'  take  a  release,  though  he 
have  previously  underlet.     So,  a  lessee  for  years  in  remainder.(2) 

57.  A  release  by  way  of  enlargement  will  not  pass  a  fee  without 
Avords  of  limitation. (3) 

58.  A  fourth  form  of  release,  is  one  which,  from  the  peculiar  con- 
nection and  relation  of  the  parties,  cannot  operate  as  such,  and  is  there- 
fore construed  as  an  extinguishment.  Thus,  where  one,  having  a  rent 
or  right  of  common,  relinquishes  it  to  the  terre  tenant,  as  the  latter  can 
have  no  such  privilege  in  his  own  land,  tliis  is  an  extinguishment.  So, 
a  release  to  a  lessee  for3'ears  belbre  entr\',  which  cannot  operate  as  such, 
extinguishes  the  rent.(4) 

b').  A  tenant  for  life  conveys  for  his  own  life  to  A,  remainder  to  B 
in  fee,  and  the  reversioner  releases  generally  to  A.  Tliis  release  can- 
not pass  the  fee  to  A,  by  w^y  of  mitter  le  droit ;  but  it  operates  as  an 
extinguishment,  and  enures  to  the  benefit  of  the  remainder-man. (5) 

60.  All  interests,  rights  and  profits  arising  out  of,  or  annexed  to 
land,  may  be  released.  But  no  possibility,  right,  title,  or  thing  in  action, 
can  be  granted  or  assigned  to  a  stranger.  This  rule,  is  founded  upon 
the  principle  of  avoiding  maintenance  and  the  multiplication  of  suits.(a) 
So,  a  mere  possibilit}-  cannot  be  released.  Thus,  the  heir  apparent  of 
a  disseizee  cannot  release  to  the  disseizor,  but,  on  inheiiting  the  land, 
may  still  assert  his  title.  It  is  said,  a  freehold  right  or  title  may  be  re- 
leased in  five  ways.  1.  To  the  tenant  of  the  freehold  in  fact  or  in  law, 
without  any  privity.  2.  To  the  person  in  remainder.  3.  To  the  per- 
son entitled  to  the  reversion,  without  privity.  4.  To  one  iiaving  a 
right  only  by  privity.  Thus,  if  a  tenant  is  disseized,  the  lord  may  re- 
lease his  services,  in  respect  of  the  privity  and  right,  without  any  es- 
tate. 5.  To  one  having  privity  only  without  right.  Thus,  if  tenant 
in  tail  make  a  feoffment,  the  donor  may  release  to  the  donee  the  rent 
and  services,  though  the  latter  has  no  right — on  account  of  privity. (6) 

(1)  Lit.  4-59,  60,  62,  65  ;  Co.  Lit.  270  a,  and  |      (5)  Lit.  410. 

n.  3;   270  b;   271  a;   272  Ij ;   273  a,  b.  (6)  Lampet's  case,  10  Rep.  46;   Gilb.  Ten. 

(2)  4  Cruise,  73,  4.  I  53  ,  Lit.  446  ;  Co.  Lit.  265  a.     Kee  Edwards 

(3)  Lit.  465.  j  V.  Varick,  5  Denio,  664. 

(4)  Lit.  479,  80;  Co.  Lit.  280  a,  270  a.  I 

(a)  See  Maintenance. 
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61.  A  bare  authority  cannot  be  released  ;  nor  a  power  collateral  to 
the  land. 

62.  A  release  may  have  the  effect  of  a  confirmation.  Thus,  A  con- 
veys to  B  land  to  which  he  has  no  title,  by  warrantee  deed,  and  B  en- 
ters. Afterwards,  B  being  in  possession,  A  takes  a  deed  of  release 
from  the  true  owner.  Held,  this  should  operate  as  a  confirmation  of 
B's  title.(l) 

63.  So  the  words  "  release  and  forever  quit-claim,"  have  been  held, 
in  ISTew  York,  sufficient  to  raise  a  use  and  constitute  a  bargain  and  sale; 
a  consideration  being  proved,  though  not  expressed.  So  the  words 
"  release  and  assign."  The  same  principle  is  adopted  in  North  Caro- 
lina, and  by  statute  in  Michigan  and  Maine.(2) 

61.  In  the  United  States,  the  technical  principles  relating  to  a  re- 
lease seem  to  be  wholly  or  in  great  measure  inapplicable.  The  convey- 
ance corresponding  with  a  release  at  common  law,  is  with  us  a  quit- 
claim deed^  in  Avhich  the  effective  words  are  "  release,  remise  and  quit- 
claim," and  the  grantor  covenants  only  against  those  who  claim  under 
himself,  and  not  against  adverse  and  paramount  titles.  Of  this  class 
are  all  deeds  given  by  public  officers,  such  as  administrators,  sheriffs, 
&c,,  who  covenant  only  for  the  regularity  of  their  ov/n  proceedings, 
and  can  neither  bind  the  execution  debtor,  or  the  estate  of  their  testa- 
tor or  intestate,  b}^  any  covenant  respecting  the  propert}'  sold,  or  any 
other  contract  originating  with  themselves  and  unauthorized  by  law. 
All  such  covenants  are  personal  merely,  if  it  can  be  plainly  inferred 
that  they  intended  so  to  bind  themselves.(3)(a) 

Qb.  It  has  been  held,  that  a  deed  of  release  cannot  operate  as  such, 
unless  the  grantee  is  in  possession ;  but,  to  effect  a  conveyance,  (as  has 
been  seen,  sec.  63,)  it  will  be  construed  as  a  bargain  and  sale  or  otherwise, 
though  no  word  of  grant  be  used.  But  a  release,  without  proof  of  ac- 
tual or  constructive  possession  by  the  releasor,  or  of  entry  by  the  re- 
leasee, will  not  maintain  an  action  of  trespass  by  the  latter.  So,  one  who 
has  never  been  in  possession,  and  has  no  title,  color  or  claim  of  title,  can 
pass  nothing  by  a  quit-claim  deed.(4) 


(1)  Oakes  v.  Marcy,  10  Pick.  195. 

(2)  Jackson  v.  Fish,  10  Jolin.  456;  Brou- 
son  V.  Paynter,  4  Dev.  &  B.  393;  Mich.  Rev. 
St.  258  ;  Me.   Rev.  St.  372. 


(4)  Sec  Snyder  v.  Lalramboise,  1  Bre.  270  ; 
Fray  v.  Pierce,  7  Mass.  381 ;  Russell  v.  Coffin, 
8  Pick.  143;  Marr  v.  Boothby,  1  Appl.  150  ; 
McAllister  v.  McAllister,  12  Ired.  184;  Dame 


(3)  Worthy  v.  Johnson,  8  John.  236.  '  v.  Wingate,  12  N.  H.  291. 


(a)  See  Oliver  v.  Piatt,  3  How.  333.  Where  the  collector  of  a  particular  land  tax  o-ave  a 
deed  conlormable  to  the  statute,  with  warranty,  and  the  title  failed  by  reason  of  a  defect  in 
the  prior  proceednigs;  held,  he  was  not  liable.     Gibson  v.  Mussey,  11  Verm   212 

Upon  a  tax  sale  under  the  New  Hamoshiro  Statute  of  Dec.  10,  1796,  the  collector  gavea 
deed,  with  covenants  of  a  right  to  convey,  and  of  general  warranty,  conformably  to  the 
act.  Held,  he  was  not  personally  liable  for  a  failure  of  title  arising  from  errors  in  tlio  assess- 
ment.    Wilson  v.  Cocliran,  14  N.  H.  397. 

Ti  a  Master  in  Chancery  sells  property  under  a  decree,  as  and  for  a  good  title  •  the  con- 
veyance  is  to  be  construed  like  that  of  a  private  grantor.  .-Spring  v.  Sandford  7  Pnio-e  550 
But  a  sale  under  a  decree  does  not  regularly  involve  a  warranty.  Wampler  v  Slilnlev  3 
Bland,  183  See  N.  H.  Rev.  St.  395;  Knnis  v.  Lead,  1  Ired.  Equ.  416;  Furnival  v.  Coombes 
J  Mann  &  G-.  736.  It  i.s  .said,  the  grantee  in  a  quit-claim  deed  taites  the  risk  of  the  title' 
unless  there  vs  fraud.  Snyder  v.  Laframboise,  Bre.  270;  Doyle  v.  Knapp  3  Scam  338  A 
covenant  to  warrant  and  dofc'ud,  "as  executors  are  bound  by  law  to  do,"  does  not  bind  the 
covenantors  personally.     Day  v.  Brown,  2  Ohio,  345. 
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(55  a.  Release  of  the  grantor's  interest  in  certain  land,  stating  tliat  he 
conveyed  only  what  he  then  owned,  not  what  had  been  conveyed  to 
any  otlier  person.  Held,  the  deed  Avas  as  effectual  as  a  deed  of  bargain 
and  sale  ;  but  that  the  purchaser  could  not  chiim  land  previously  con- 
vej^ed  by  an  unrecorded  deed.(l) 

66.  In  Massachusetts,  a  grantee,  having  had  no  actual  possession,  ex- 
cepting by  leasing  to  his  grantor  and  receiving  rent,  conveyed  for  valu- 
able consideration,  by  quit-claim  and  release^  which  was  recorded,  to  one 
having  no  previous  possession  or  title.  Held,  a  valid  conveyance. 
The  quit-claim  deeds,  in  common  use  in  Connecticut,  operate  as  primary 
or  original  conveyances.(2)  But,  in  Maryland,  it  has  been  held,  that 
a  deed  could  not  operate  as  a  release  to  enlarge  the  estate  of  the  grantee, 
because  he  had  no  previous  legal  estate. (o) 

67.  In  New  Hampshire,  the  word  quit  has  been  held  effectual  to  pass 
the  title  of  a  grantor.(4) 

68.  Although  one  v/ho  conveys  by  quit-claim  deed  is  not  responsible 
for  defects  of  title,  yet,  where  a  seller  of  land  brings  a  bill  in  equity 
against  the  purchaser  for  specific  performance  of  the  contract,  he  can- 
not prevail,  if  unable  to  make  a  good  title  to  the  land  or  any  undivided 
portion  of  it,  notwithstanding  there  was  no  agreement  to  warrant;  un- 
less the  purchaser  was  expressly  to  take  the  risk  of  title.  But  after 
conveyance,  if  there  were  no  fraud  or  misrepresentation,  such  defisct  of 
title  is  no  ground  for  recovering  back  the  price.(5) 

69.  A  confirmation  is  a  conveyance  of  an  estate  or  right  in  esse,  where- 
by a  voidable  estate  is  made  sure  and  unavoidable,  or  where  a  particu- 
lar interest  is  increased.  Thus,  if  tenant  for  life  lease  for  years,  and  die 
during  the  term,  the  reversioner  may  give  the  lessee  for  ^'cars  a  deed  of 
confirmation,  and  thereby  render  his  estate  good.  A  confirmation,  ope- 
rating to  increase  an  estate,  is  precisely  similar  to  a  release  by  way  of 
enlargement,  which  has  been  already  explained.  Hence,  it  requires 
privity  of  estate  and  words  of  limitation.  Thus,  in  the  case  above  sup- 
posed, a  confirmation  to  the  lessee  for  years,  Uiun'j  the  tenant  for  lije^ 
would  be  void  for  want  of  privity.(6) 

70.  The  appropriate,  technical  words  of  a  confirmation  iiv&  ratify,  ap- 
prove and  confirm.  But  give  and  grant  may  have  the  same  effect ;  as, 
for  instance,  in  a  deed  from  a  disseizee  to  the  disseizor.(7) 

71.  If  one  disseized  make  a  deed  of  confirmation  to  the  disseizor,  the 
whole  estate  of  the  former  passes  without  words  of  inheritance,  or  even 
where  the  confirmation  is  expressly  made  for  a  day  or  an  hour. 

72.  If  the  disseizor  have  leased  for  years,  the  disseizee  may  confirm 
the  interest  of  the  lessee  in  part ;  but  this  must  be  done  by  confirming 
the  land  for  a  pari  of  the  time,  not  by  first  confirming  the  lease  or  the  es- 
tate of  the  lessee,  and  then  adding^br  a  part  of  the  time,  for  this  is  repug- 
nant to  the  prior  confirmation.  So  the  confirmation  may  be  restricted 
to  a  part  of  the  land.  But  a  freehold  estate,  being  one  entire  thing,  can- 
not be  confirmed  in  part. (8) 


(1)  Butterfield  v.  Smith,  11  Illin.  485. 

(2)  Russell  V.  Coffin,  8  Pick.  143  ;  Hastings 
V.  Blue,  A-c,  9,  80  ,  Mass.  Rev.  St.  405 ;  Smitli 
V.  Rendell,  19  Conn.  107. 

(3)  Carroll  v.  Norwood.  5  Har.  &  J.  158. 

(4)  Gordon  v.  Haywood,  2  N.  H.  402. 

(5)  Bates  v.  Delavan,  5  Paige,  299. 


(6)  Co.  Lit.  295  b;  Gilb.  Ten.  75;  Lit.  516- 
17;  1  Bre.  236;  Fauutleroy  v.  Dunn,  3  B. 
Monr.  617  ;  Maher  v.  Hobbs,  2  T.  &  ColL 
317. 

(7)  Lit.  531 ;  Beaumont's  case,  9  Rep.  142  a. 

(8)  Lit.  519-20;  Co.  Lit.  297  a. 
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78.  Where  a  lessor  for  life  confirms  to  the  lessee  his  estate  in  the  land, 
to  hold  his  estate  to  him  and  Ins  heirs,  the  limitation  to  heirs  is  void,  for 
thej  cannot  take  an  estate  which  is  merely  for  life.  But  if  he  confirm 
the  estate,  to  have  the  land  to  him  and  his  heirs,  this  passes  the  fee.(l) 

74.  A  confirmation  cannot  strengthen  a  yo?^ estate,  but  only  one  that 
is  voidable.  Thus,  vrhere  a  former  deed  is  void  for  uncertainty,  not 
being  duly  located  upon  the  land;  a  later  one,  confirmiiig  it  and  de- 
scribing the  land  by  metes  and  bounds,  is  no  confirmation. (2) 

75.  13ut  vv^here  nfeme  covert ]o\n^  with  the  husband  in  a  deed  of  her 
land,  (in  England,)  redelivery  by  her,  after  his  death,  without  re-exe- 
cution or  attestation,  operates  as  a  confirmation. (3) 

76.  A  surrender,  sursum  redditio,  is  a  conveyance  directly  opposite  in 
its  nature  to  a  release;  the  latter  being  the  descent  of  a  greater  estate 
upon  a  less,  or  of  the  reversion  upon  a  particular  estate,  while  the  for- 
mer is  the  falling  of  a  less  estate  into  a  greater,  or  a  particular  estate 
into  the  reversion.  Lord  Coke  defines  a  surrender,  as  a  yielding  up  of 
an  estate  for  life  or  years  to  him  that  hatli  an  immediate  estate  in  the 
reversion  or  remainder,  wherein  the  estate  for  life  or  years  may  di'own 
b}'  mutual  agreement  between  them. (4) 

77.  A  surrender  imports  a  benefit,  and,  therefore,  by  its  own  opera- 
tion, vests  the  estate  in  the  party  to  whom  it  is  made,  without  his  express 
consent.(5) 

78.  A  surrender  has  the  effect  of  changing  the  former  relation  of 
lessor  and  lessee,  notwithstanding  any  special  agreement  for  its  con- 
tinuance. Thus,  where  the  lessee,  upon  making  a  surrender,  agi'ced 
that  the  lessor  might  still  recover  the  rent  in  any  mode  authorized  by 
the  lease  ;  held,  no  distress  would  lie  after  such  surrender,  but  the  only 
remedy  was  on  the  contract.(6) 

79.  A  surrender  has  the  effect  of  merging  or  extinguishing  the 
estate,  only  as  between  the  immediate  parties.  It  does  not  affect  es- 
tates previously  created  by  the  surrender.  Thus,  though  tenant  for 
life  surrender,  a  rent-charge  granted  by  him  still  subsists.  So,  if  he 
have  leased  for  years,  the  lease  continues;  though  the  rent  is  extin- 
guished,(7) 

80.  The  technical  words  of  a  surrender,  are  surrender  and  yield  up, 
but  other  expressions  are  sufficient;  as,  for  instance,  those  usually 
appropriated  to  a  release  or  quit-claim  deed.  So,  if  a  lessee  for  life 
lease  to  the  lessor  for  the  life  of  the  former,  this  is  a  surrender.(8) 

81.  At  common  law,  lands  might  be  surrendered  without  deed  or 
livery.  But  things  lying  in  grant  could  not ;  as  a  deed  was  necessary 
to  create  them.  And  even  such  things,  lying  in  grant,  as  were  not 
creaied  by  deed,  were  subject  to  the  same  rule;  as,  for  instance,  a 
remainder  for  life  after  a  lease  for  life.  So  an  estate  by  the  curtesy,  or 
in  dowcr.(9) 

82.  By  the  English  statute  of  frauds,  adopted  or  copied  in  all  the 
States,  no  surrender  is  valid  unless  made  in   writing,  signed  by  the 


(1)  Lit.  524. 

(2)  Co.  Lit.  295  b. ;  Blessing  v.  House,  3 
Gill  &  J.  290.  See  Love  v.  Shields,  3  Yerg. 
405. 

(3)  Groodright  v.  Straphan,  Lofft,  763; 
Goodriglit  V.  Straphan,  Cowp.  201. 

(4)  Co.  Lit.  337  b. 


(5)  Thompson  v.  Leach,  2  Salk.  GIS  ;  Show. 
Pari.  Cas.  150. 
((i)  Bain  v.  Clark,  10  John.  424. 

(7)  Touch.  301. 

(8)  Perk.  007  ;  vSmith  v.   Mapleback,  1  T. 
R.  441. 

(9)  Co.  Lit.  338  a. 
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party,  or  by  operation  of  law.  It  has  been  held,  that  under  this  pro- 
vision, the  cancelling  of  a  lease  is  no  surrender,  being  merely  symboli- 
cal, like  livery  of  seizin  at  common  law.  But  the  taking  of  a  new 
lease  is  a  surrender  by  operation  of  law,  being  evidenced  by  writing, 
and  therefore  coming  within  the  spirit  and  intent  of  the  statute.(l)(a) 

83.  As  appears  from  the  definition  of  a  surrender,  given  above,  this 
conveyance  requires  that  the  party  making  it  be  in  possession,  and 
that  the  party  receiving  it  have  a  greater  estate  immediately  in  re- 
mainder or  reversion,  in  wliich  the  smaller  estate  may  merge.  Thus, 
a  lessee,  who  has  been  ousted,  or  a  widow,  having  a  mere  right -to 
dower,  cannot  surrender.  So,  a  lease,  made  to  commence  ru  falaro, 
cannot  be  surrendered,  for  the  lessor  has  no  reversion,  and  the  lessee 
no  possession. (2) 

84.  A  surrender  also  requires  privity  of  estate  between  the  parties. 
Thus,  an  under-lessee  cannot  surrender  to  the  lessor.  But  if  A  lease  to 
B  for  20  years,  and  B  to  C  for  10,  and  B  and  C  join  in  a  surrender  to 
A ;  this  is  good  in  law,  for  the  surrender  of  B  is  construed  to  precede 
that  of  C,  so  th:it  the  latter  takes  efifect.(3) 

85.  An  estate  at  will  cannot  be  surrendered,  being  determinable  at 
the  will  of  either  party,  and  the  formality  of  a  surrender  being  there- 
fore unnecessary.(4) 

86.  Though  formerly  doubted,  it  is  now  settled,  that  tenant  for  years 
may  surrender  to  the  reversioner  for  years ;  and  the  doctrine  has  been 
pursued  into  many  nice  and  somewhat  singular  details.  Thus,  it  is 
held  to  be  immaterial,  whether  the  reversioner  has  a  longer  or  shorter 
term  than  the  tenant.  For  instance,  if  A,  lessee  for  20  years,  lease  to 
B  for  10  years,  and  then  assign  his  reversion  to  0  for  one  year,  B  may 
surrender  to  0,  and  B's  whole  interest  will  be  thereby  extinguished. 
So  if  A-  lease  to  B  for  10  years,  and  then  assign  his  reversion  to  C  for 
one  year,  and  C  grant  his  interest  to  B,  this  is  a  surrender,  in  law,  of 
B's  entire  term,  amounting  to  a  new  lease.  In  both  these  cases,  C  gains 
nothing  by  the  surrender  from  B,  whether  actual,  or  by  operation  of 
law  ;  but  the  effect  of  it  is,  to  change  the  reversion  of  A  fi'om  an  ex- 
pectancy upon  a  lease  for  10  years,  to  an  expectancy  upon  a  lease  for 
one  year.  So  if  A,  a  lessee  for  20  years,  lease  to  B  for  10  years,  and 
then  assign  his  reversion  to  C  for  10  years,  B  may  surrender  to  C,  and 
thereby  entitle  him  to  possession  for  the  remainder  of  the  ten  years. (5) 

87.  A  being  the  tenant  of  B,  and  C  of  D,  A  and  C  agree  to  exchange 
their  lands,  and  each  to  take  the  place  of  the  other  as  lessee.  They  ac- 
cordingly entered,  eacli  upon  the  other's  premises,  and  communicated 
the  arrangement  to  E,  who  was  the  common  agent  of  B  and  D,  and  E 
assented  to  it.  Held,  this  was  evidence  to  a  jury  of  a  surrender  of  A's 
interest  to  B.(6) 

(1)  Farmer  v.  Rogers,  2  Wils.  27  ;  Mageu- 1  (5)  Hughes  v.  Robotham,  Oro.  Eliz.  302 ; 
nis  V.  Macullogh,  Gilb.  R.  236  ;  Roe  v.  Arch-  Hughes  v.  Robotham,  Poph.  31 ;  Bac.  Abr. 
bishop,  &c.,  6  E.  86.  Lease,  s.  2. 

(2)  4  Cruise,  79  ;  Perk.  599-600.  (6)  Bees  v.  "Williams,  2  Cromp.  Mees.  &  R. 

(3)  Paramour  v.  Yardley,  Plow.  541.  581;  1  Tyr.  &  G.  23. 

(4)  Sweeper   v.    Randal,    Cro.    Eliz.   156 : 
The  King  v.  Kemp,  12  Mod.  79.  I 

(a)  Leases  are  usually,  made  by  indenture,  and  are  therefore  signed  by  the  lessee. 
Whether  a  lease  by  deed-poll,  signed  only  by  the  lessor,  would  come  within  the  same  prin- 
ciple, is,  perhaps,  doubtful, 

YoL.  11.  21 
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88.  A71  assignment  is  a  mode  of  conveyance  applicable  to  any  estate 
in  lands  whatever ;  but  the  term  is  usually  employed  to  express  the 
transfer  of  a  leasehold  interest.  We  have,  therefore,  been  led  to  con- 
sider the  subject  to  some  extent  in  the  former  volume,  under  the  title 
ol  Estate  for  Years.  "(Vol.  I.,  ch.  14.) 

89.  Where  a  lessee  agrees  with  a  third  person,  that  the  latter  shall 
have  the  land  for  the  remainder  of  his  term,  paying  to  him,  the  lessee, 
the  same  rent  which  is  reserved  on  the  lease,  this  is  an  under-lease,  not 
an  assignment.(l) 

•  90.  The  technical  words  appropriated  to  an  assignment,  are  assign, 
transfer,  and  set  over  ;  but  any  others,  which  express  the  parlies'  inten- 
tion to  make  and  receive  an  entire  transfer,  are  sufficient — as,  for  in- 
stance, give,  grant,  bargain  arid  sell{2){a) 

91.  Every  estate  in  lands  and  tenements,  and  every  present  and  cer- 
tain estate  or  interest  in  incorporeal  hereditaments,  may  be  assigned. 
So  any  interest  which  is  vested  in  prcesenti,  though  to  take  effect  in 

futuro,  as,  for  instance,  a  future  term  for  years.  A  mere  right  of  entry, 
however,  as  will  be  more  particularly  seen  hereafter,(&)  is  not  assign- 
able— as,  for  instance,  the  right  of  one  disseized.  With  regard  to  the 
assignment  of  contingent  interests,  and  of  powers,  the  former  has  been 
already,  and  the  latter  will  be  considered,  under  the  titles  pertaining  to 
those  subjects.(3)(c) 

92.  A  defeasojice  is  defined  as  "  a  collateral  deed,  made  at  the  same 
time  with  a  feoffment  or  grant,  containing  certain  conditions,  upon  per- 
formance of  which  the  estate  thereby  created  may  be  defeated."  It 
differs  from  a  condition  in  nothing,  but  that  the  latter  makes  a  part  of 
the  conveyance  itself,  while  the  former  constitutes  a  separate  instru- 
ment. It  has  been  already  stated,  (Vol.  I.,  ch.  27)  that,  by  the  common 
law,  a  condition  of  defeasance  can  be  annexed  to  a  conveyance  of  lands 
only  at  the  time  it  is  made,  not  afterwards.  The  nature  and  requisites 
of  a  defeasance,  as  converting  an  absolute  deed  into  a  mortgage,  have 
also  been  considered  under  that  extensive  title.(4)    (Vol.  I.,  ch.  29.) 

(1)  Poultney  v.    Holmes,  Stra.  405 ;  Pal-  I       (3)  Perk.  91 ;  Co.  Lit.  46  b. 

mer  ^'.  Edwards,  Doug.  187  d.  (4)  4  Cruise,  82;  Co.  Lit.  236  b,  237  a; 

(2)  4  Cruise,  81.  I  Toucli.  397. 


(a)  So  the  words  "mortgage,  assign,  and  transfer,"  in  a  deed,  will  pass  the  legal  estate. 
Gamhril  v.  Doe,  8  Blackf.  140. 
Qj)  See  Mairdmance. 
(c)  See  Remainder,  Powers. 


CHAP.  LXXXII.]         FORMS  AND  KINDS  OF  DEEDS,  ETC. 


CHAPTER   LXXXTI. 


FORMS  AND  KINDS  OF  DEEDS.     DEEDS  UNDER  THE  STATUTE  OF  USES. 


1.  Uses  and  trusts,  conveyances  which 
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3.  Bargain  and  sale,  nature  and  history 
of;  whether  a  contract,  or  a  convey- 
ance. 

8.  "Words  necessary  to. 

9.  Who  may  convey  by. 
10.  What  may  be  conveyed. 

12.  Conveyance  in  futuro.  ^ 
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other  conveyances,  when  construed  as 
such. 

37.  Who  may  convey  by. 

38.  Consideration. 

52.  Operation  and  effect  of 

53.  Rent  created  by. 

54.  When  void. 

55.  Bargain   and   sale,    &c.,    pass   only    the 

grantor's  estate. 

56.  Use  upon  a  use. 

57.  Lease  and  release. 

65.  Conveyances  to  uses,  changing  the  pos- 
session. 


1.  The  general  subject  of  Uses  and  Trusts  has  been  considered  in 
the  former  volume  of  this  work.  In  connection  with  other  modifica- 
tions of  the  law  of  real  property,  the  introduction  of  uses  and  trusts 
gave  rise  to  corresponding  new  forms  of  conveyance,  the  consideration 
of  which  was  more  properly  postponed  to  the  present  title,  of  Deed. 

2.  In  England  there  are  two  classes  of  conveyances,  which  derive 
their  operation  from  the  statute  of  uses.  The  first  class  consists  of 
those  which  create  a  use  alone,  without  any  transmutation  of  possession 
under  the  common  law.  The  second  class  consists  of  those  convey- 
ances, \yhich  transfer  the  land  as  by  a  common  law  assurance,  and  in 
addition  thereto  raise  or  declare  a  use  upon  the  legal  estate  vested  in 
the  grantee.  To  the  former  class  belong  a  bargain  and  sale.,  and  a  cove- 
nant to  stayul  seized  to  uses  ;  to  the  latter,  a  feoffment  and  a  fine  made  to 
one  person  to  the  use  of  another.(l) 

3.  A  largain  and  sale,  under  the  English  law,  is  a  contract,  whereby 
a  person  conveys  his  lands  to  another,  for  a  pecuniary  consideration,  in 
consequence  of  which  a  use  arises  to  the  bargainee.  It  is  the  mode  of 
conveyance  most  prevalent  in  the  United  States,  and  gives  a  seizin  to 
the  bargainee,  without  entry  or  pernancy  of  the  profits.(2) 

4.  A  bargain  and  sale,  as  above  stated,  was  originally  a  contract  for 
the  conveyance  of  land,  for  a  valuable  consideration.  Before  the 
statute  of  uses,  a  bargain  and  sale  of  land,  for  pecuniary  consideration, 
raised  a  use  in  favor  of  the  bargainee.  No  deed  was  necessary. (a) 
Since  the  statute,  such  use  is  executed,  and  becomes  a  legal  estate.  The 
bargain  becomes  a  sale,  and  complete  transfer  of  the  title.  Hence,  where 
a  deed  has  all  the  requisites  and  the  form  of  an  absolute  conveyance, 
b}'  way  of  bargain  and  sale  in  prcesenti,  a  pecuniary  consideration  being 
paid  or  secured,  although  it  also  contains  a  covenant  to  make  a  patent, 


(1)  Durante.  Ritchie,  4  Mas.  65-6;  Mar- 
•shall  V.  Fisk,  6  Mass.  24;  Cox  v.  Edwards, 
14,  491 ;  Thatcher  v.  Omans,  3  Pick.  532. 


(2)  4   Cruise,   89;    2  Inst.  671;    4  Kent, 
495;  Goodwin  v.  Hubbard.  15  Mass.  214. 


(a)  Under  the  statute  of  uses,  a  conveyance  of  land,  as,   for  instance,  a  bargain  and  sale, 
ust  be  under  seal.     Underwood  v.  Campbell,  14  N.  H.  393. 
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such    covenant   shall  be    construed   to    mean,   that   the  grantor  will 
procure  a  patent  to  be  made  to  the  grantee  by  the  State. (1) 

5.  But,  in  New  York,  where  a  deed  was  made  in  this  form,  and  the 
consideration  not  paid  or  secured,  and  the  grantee  covenantee!,  in  con- 
sideration that  the  ^antor  should  make  him  a  good  and  sufficient  deed 
by  a  certain  day,  to  assign  to  him  certain  lands  ;  upon  the  grounds,  that 
the  instrument  was  in  form  executory,  and  that  the  bargain  and  sale 
was  not  at  that  time  in  use  to  pass  lands,  being  supposed  to  require 
enrolment ;  the  deed  was  held  not  to  pass  the  land,(2) 

6.  So  where,  by  articles  of  agreement  for  the  sale  of  lands,  it  was 
agreed  that  upon  a  future  payment  of  mone}^,  the  vendee  should  receive 
a  deed,  though  the  words  "do  grant,  bargain  and  sell"  were  also 
used,  and  bonds  given  for  the  price ;  the  estate  did  not  pass.(3) 

7.  So,  where  an  instrument,  providing  fofthe  sale  of  lands,  contained 
the  words  "  do  sell  and  deliver,"  and  some  kind  of  possession  was 
given  ;  but  provision  was  also  made  for  future,  executory  acts,  as  the 
making  of  a  conveyance,  payment  of  money,  &c.,  and  no  words  of  in- 
heritance were  used ;  held,  the  estate  did  not  pass.(4.)(a) 

8.  The  technical  words  appropriated  to  this  species  of  conveyance 
are  hargain  and  sell ;  but  any  others,  which  before  the  statute  would 
have  raised  a  use,  are  sufficient.  As  where  one  aliens  and  grants  to 
another,  for  pecuniary  consideration,  by  deed  indented  and  enrolled ; 
or  where  one  covenants,  for  money,  to  stand  seized  to  the  use  of  his 
son,  by  deed  enrolled.  It  is  said,  nothing  can  be  more  liberal  than  the 
rules  of  law,  as  to  the  words  requisite  to  create  a  bargain  and  sale. 
There  must  be  a  valuable  consideration,  and  then  any  words,  that  will 
raise  a  use,  are  sufficient.(5) 

9.  As  a  bargain  and  sale  .passes  only  a  use,  no  one  can  convey  by 
this  method,  who  is  incapable  of  being  seized  to  uses. (6) 

10.  Any  vested  estate  may  pass  by  bargain  and  sale;  including 
reversions,  remainders,  and  other  incorporeal  hereditaments.  But 
such  hereditaments  must  be  in  actual  existence  at  the  time.  Thus,  a 
new  right  ot  way  over  land  cannut  be  created  by  this  form  of  convey- 
ance. It  is  doubted,  whether  mere  equitable  estates  can  pass  by  bar- 
gain and  sale.(7) 

11.  An  estate  less  than  freehold  may  pass  by  bargain  and  sale,  pro- 
vided the  bargainor  has  a  freehold.     But  if  he  has  a  mere  term,  it  is 


(1)  Thatcher  t'.  Omans,  3  Pick.  529;  French 
v.  French,  3  N.  H.  260 ;  Duraiit  v  Ritchie,  4 
Mas.  66;  Shariugton  v.  Slrotton,  Plow.  303; 
Edward,  &c.,  case,  8  Rep.  94  a ;  4  Kent,  495  ; 
West  V.  Biscoe,  6  Har.  &  J.  465 ;  Lessee,  &c. 
V.  Bucher,  3  Wash.  Gir.  376. 

(2)  Jacksou  V.  Myers,  3  John.  388. 

(3)  Siierman  v.  Dill,  4  Yeates,  295. 

(4)  Campbell  v.  Sproat,  1  Yeates,  328.  (See 
Jackson  v.  Hoesen,  4  Cow.  326.) 


(5)  2  Inst.  671 ;  Fox's  case,  8  Rep.  93,  94  a; 
Grey  v.  Edwards,  4  Leon.  110  ;  Co.  Lit.  49  a ; 
4  Kent,  495 ;  Jackson  v.  Fish,  10  John.  456- 
7,  505;    3  N.  H.  261. 

(6)  4  Cruise,  90;  Jackson  v.  Burchin,  14 
John.  126. 

(7)  4  Cruise,  90-1  ;  Taylor  v.  Vale,  Cro. 
Eliz.  166;  Beaudely  v.  Brook,  Cro.  Jac.  189; 
HoUingsworth  v.  M'Donald,  2  Har.  &  J.  230. 


(a)  By  a  sealed  instrument,  in  consideration  of  $600,  A  "  grants,  bargains,  sells,  assigns 
and  sets  over"  to  B,  all  the  estate  inherited  from  his  father,  "to  hold,  &c.,  forever."  "B 
now  pays  $55  on  account  and  in  part  of  the  consideration,  and  engages  to  pay  the  rest  upon 
execution  of  a  more  formal  assignment"  which  A  agrees  to  make  at  a  certain  time  and  place. 
The  instrument  was  acknowledged  by  B,  and  recorded.  Held,  not  a  conveyance.  Dawsoa 
V.  M'Gill,  4  Whar.  230. 
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otherwise,  because  his  estate  is  not  such  as  enables  him  to  be  seized  to 
a  use.(l) 

12.  In  New  York,  the  question  has  arisen  in  several  cases,  whether 
a  bargain  and  sale,  to  take  effect  infuturo,  is  valid.(a)  In  some  of  them, 
it  seems  to  have  been  taken  for  granted,  or  expressly  decided,  that  it 
is  not,  unless  the  circumstances  authorize  its  being  construed  as  a 
covenant  to  stand  seized.  But  a  late  case  has  established  the  contrary 
doctrine.  It  is  said,  that  this  form  of  conveyance  operates  under  the 
statute  of  uses  alone,  and  that  future  limitations  of  uses  have  always 
been  allowed;  the  future  use,  in  the  case  supposed,  arising  out  of,  and 
being  supported  by,  the  seizin  of  the  bargainor.  Originally,  (as  has 
been  seen,)  a  bargain  and  sale  was  a  mere  contract  or  covenant.  The 
title  of  covenant  to  stand  seized  was  exclusively  applied  to  cases  of  a  good 
consideration,  onlv  because  the  want  of  any  pecuniary  price  precluded 
the  notion  of  a  sale.  But,  substantially,  both  these  forms  of  conveyance 
stood  on  the  same  ground.  The  first  distinction  between  them  was 
made  by  the  statute  of  enrolments.  Chancellor  Walworth  cites  the 
opinions  of  many  late  elementary  writers,  to  show  that  a  bargain  and 
sale  may  take  effect  in  futuro.{2)(b) 

13.  A  bargain  and  sale,  as  appears  from  the  definition  already  given, 
requires  a  consideration,  without  which  a  use  cannot  arise  ;  and,  as  the 
name  imports,  this  consideration  must  be  pecuniary.  But,  as  betwe-^n 
the  parties,  it  is  sufficient  that  a  consideration  is  expressed  ;  no  aver- 
ment lies  to  the  contrary.  It  is  not  necessary  that  the  precisb  amount 
of  the  consideration  should  be  mentioned  in  the  deed.  And  where  the 
conveyance  is  made  to  several  persons,  the  estate  passes  to  them  all, 
though  one  only  is  staled  to  have  paid  the  consideration.  So  the  con- 
sideration may'be  proved  by  parol  evidence,  though  not  expressed  in 
the  deed.  So  the  consideration  of  advancement  to  the  daughter  of  the 
bargainor  may  be  shown,  in  addition  to  a  pecuniary  consideration,  ex- 
pressed.(3)(c) 


(1)  4  Cruise,  91. 

(2)  Jackson  v.  Dunsbagh,  1  John.  Gas.  94; 
Jackson  v.  Swart,  20  John.  87;  Rogers  v. 
Eagle,  &c.,  9  Wend.  611;  Barnes  on  R.  P. 
246 ;  Burton,  45,  pi.  145 ;  Cornish,  Purch. 
Deeds.  35  ;  4  Kentj  298.  (See  Roe  v.  Tran- 
mer,  2  Wils.  75;  2  Keny.  239;  Green  v. 
Thomas,  2  Fairf.  318.) 

(3)  Moore  v.  "West,  4  Binn.  1;  3  Prest. 
Abs.  13.  23;  Shep.  Touch.  222;   U.  S.  Bank 


V.  Housraan,  6  Paige,  536 ;  Mildmay's  cAse, 

1  Rep.  176  a;  Fislier  v.  Smith,  Moo.  569; 
Jackson  v.  Sebring,  16  John.  515  ;  Jackson  v. 
Delancey,  4  Cow.'4?7  ;  Porter's  case,  1  Rep. 
24  a;  Sutton,  &c.,  10  lb.  34  a  ;  2  Inst.  672  ; 
White  «:  Weeks,  1  Peons.  485;  Hayden  v. 
Mentzer,  10  S.  &  R.  329  ;  Goodell  v.  Pierce, 

2  Hill.  659;  Okeson  v.  Patterson,  1  "W.  & 
Serg.  395  ;  Corwin  v.  Corwin,  9  Barb.  219. 


(ffl)  In  the  same  State,  a  deed,  invalid  as  a  lease  and  release,  or  covenant  to  stand 
seized,  for  want  of  the  proper  consideration,  though  the  words  used  are  "reraise,  release  and 
quit-claim,"  is  valid  as  a  bargain  and  sale,  if  it  expresses  a  pecuniary  consideration,  and 
evidently  intends  to  convey  in  prcesenii  all  the  grantor's  estate.  Lynch  v.  Livingston,  8 
Barb.  463. 

(b)  It  will  be  seen  hereafter,  (sec.  48,)  that  a  contrary  doctrine  is  adopted  in  Massachusetts. 
In  Maine,  a  bargain  and  sale  in  fee,  to  take  effect  vi  futuro,  is  void.  Gtlierwise,  however, 
where  a  differenl;  intent  appears,  which  can  be  effectuated  consistently  with  the  rules  of 
law.     Marden  v.  Chase,  32  Maine,  329. 

A  deed,  showing  that  the  bargainor  lives  on  the  land,  and  reserving  "  the  use,  occupation 
and  control  of  it,  during  the  lives  of  tiie  grantor  and  his  wife,  for  their  support  and  main- 
tenance," shows  an  intent  that  the  reservation  should  bo  a  restricted  and  qualified  one,  ex- 
tending only  to  their  necessary  support  and  maintenance ;  and  is  not  therefore  void,  aa 
creating  a  fee  in  futuro.     lb. 

(c)  In  Pennsylvania,  it  is  held,  that  a  use  may  be  created  by  a  recorded  deed,  without 
any  consideration  expressed     Sprague  v.  Woods,  4  W.  &  Serg.  192.     If  the  deed  shows  a 
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14.  The  pecuniary  consicleratiori,  it  seems,  must  be  actual  payment 
o  money  ;  a  mere  obligation  to  pay  it  is  insufficient.  Thus,  where  a 
bargain  and  sale,  reciting  that  the  bargainee  had  become  bound  for  the 
bargainor  in  a  bond  and  recognizance,  for  divers  good  causes  and  con- 
sidera,tions,  conveyed  the  land  to  the  former  ;  on  proof  that  no  money 
Avas  paid,  held,  the  deed  was  void.  So,  natural  affection  for  a  daugh- 
ter, her  promotion  in  marriage,  and  the  increase  of  her  portion,  are  not 
a  sufficient  consideration.  So  also,  the  payment  of  the  bargainor's 
debts  by  the  bargainee  is  no  sufficient  consideration,  where  it  is  to  come 
out  of  the  profits  of  the  lands  conveyed,  for  in  such  case  no  considera- 
tion comes  from  the  bargainee.  So  a  consideration  of  other  land  is  in- 
sufficient.(l) 

15.  Where  the  grantor  of  an  estate  was  an  old  and  very  intemperate 
man,  and  the  only  pecuniary  consideration  of  the  deed  was  a  condition 
to  be  performed  after  the  grantor's  death,  and  the  grantee  was  bound 
by  no  covenant  to  perform  the  conditions;  held,  although  he  took  pos- 
session, (agreeing  to  pay  rent,)  this  raised  no  binding  implied  contract; 
and  the  deed  was  void.  (Both  upon  the  grounds,  it  seems,  of  want  of 
consideration,  and  that  the  deed  was  in  futuro.){2){a) 

16.  But  in  a  subsequent  case,  arising  upon  the  same  deed,  in  relation 
to  a  particular  portion  of  the  premises  conveyed,  the  following  addi- 
tional clause  was  relied  upon — "  And  the  said  B  is  to  occupy  and  be 
in  possession  of  my  house,  situate,  &c.,  for  which  he  is  to  allow  me  £60 
a  year,  during  my  natural  life."  Another  clause  provided,  that  after 
the  grantor's  death,  the  grantee  and  his  heirs  should  hold  and  enjoy, 
&c.,  and  dispose  thereof,  &c.  Held,  this  was  a  good  conveyance  of  the 
house  for  the  grantor's  life,  subject  to  rent,  with  a  remainder  to  the 
grantee  in  fee  without  rent ;  or  the  deed  operated  as  a  bargain  and  sale, 
to  take  effect  in  futuro,  the  reservation  of  £60  being  a  sufficient  con- 
sideration.(3) 

17.  At  common  law,  no  rent  could  be  reserved  upon  a  bargain  and 
sate  ;  because  this  created  in  the  bargainee  onl}^  a  use,  which  was  not 
subject  to  distress.  But  it  is  otherwise  since  the  statute  of  uses ;  and  a 
rent,  reserved  by  this  mode  of  conveyance,  now  constitutes  a  sufficient 
pecuniary  consideration  to  render  it  valid,  even  where  the  reservation 
is  by  deed-poll,  provided  the  bargainee  takes  possession,  for  he  thereby 
subjects  himself  to  an  action  of  assumpsit  for  its  recovery. (4) 


(1)  Ward  V.  Lambert,  Cro.  Eliz.  394;  Os- 
born  V.  Churchman,  Cro.  Jac.  127;  Crossing 
V.  Scudamore,  1  Vent.  137  ;  Lord Paget's  case, 
1  Leon.  194;  Cheney  v.  Watkins,  1  Har.  & 
J.  527  ;  Jackson  v.  Hampton,  8  Ired.  457. 

(2)  Jackson  v.- Dclancey,  4  Cow.  427; 
Jackson  v.  Florence,  16  John.  47;  West  i;. 
Biscoe,  6  Har.  &  J.  4G0. 


(3)  Rogers  v.  Eagle,  &c.,  9  Wend.  611. 
(See  2Fairf.  318.) 

(4)  10  Co.  34a;  Co.  Lit.  144a;  Corn,  on 
Purch.  Deeds,  16 ;  Wykcs  v.  Tyllard,  Cro. 
Eliz.  595  ;  Rogers  v.  Eagle,  &c.,  9  Wend. 
618-9,  631;   Sugd.  123. 


consideration  both  of  money  and  blood,  a  bargain  and  sale  will  be  construed  by  equity 
into  a  covenant  to  stand  seized.  lb.  An  unrecorded  deed  from  a  grandfather  to  his 
daughter  and  son-in-law,  upon  a  consideration  paid  by  them,  and  in  trust  for  their  children 
in  fee,  creates  a  use  or  trust  for  the  children  then  living.     lb. 

(a)  In  a  later  case,  however,  it  is  said  to  be  abundantly  settled,  that  a  deed  of  bargain  and 
sale,  founded  on  a  pecuniary  consideration,  to  take  effect  in  futuro,  is  valid.  Jackson  v. 
McKenny,  3  Wend.  235.  It  is  added,  that  such  deed  is  effectual  as  a  covenant  to  stand  seized. 
The  marginal  note  is,  "the  deed,  being  fotmded  on  a  pecuniary  consideration,  might  take  cfi'ect 
in  futuro."  Some  obscurity  arises  from  the  fact,  that  the  deed  is  spoken  of  as  effectual, 
rather  in  consequence,  than  in  spite,  of  the  pecuniary  consideration.    (See  sees.  13,  22.) 
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18.  It  is  said,  the  consideration  of  a  bargain  and  sale  lias  become 
purely  technical.  A  penny^  a  peppercorn,  or  red  rose,  is  sufficient. 
Hence,  where  it  is  a  rent,  the  time  for  which  it  is  reserved  is  imma- 
terial.(l) 

19.  To  check  the  multiplication  of  secret  conveyances,  by  means  of 
a  bargain  and  sale,  after  the  statute  of  uses,  another  ar.t,  (27  Hen  \  III, 
ch.  16,)  was  soon  passed,  requiring  this  conveyance  to  be  made  by  deed, 
indented  and  publicly  enrolled,  or  recorded.  This  act  did  not  extend 
to  deeds  which  coukf  operate  otherwise  than  as  a  bargain  and  sale  ;  such 
as  a  feoffment,  release,  or  covenant  to  stand  seized ;  although,  if  enrolled, 
they  might  also  operate  in  this  way.  Nor  did  it  apply  to  estates  for 
years.  (2) 

20.  Another  conveyance,  operating  by  the  statute  of  uses,  and  the 
only  one,  known  to  American  law,  which  operates  directly  and  solely 
in  this  way,  is  a  covenant  to  stand  seized  to  uses.{a)  It  is  said,  that,  for- 
merly, if  one  person  covenanted  for  himself  and  his  heirs,  that  for  a 
certain  consideration  another  should  have  his  land;  though  the  land 
did  not  pass  for  want  of  hvery,  yet  the  covenantee  gained  the  use ;  and 
that  a  use  thus  acquired  is  now  executed  by  the  statute  of  uses.  It 
would  seem,  however,  that  a  mere  covenant  to  convey  cannot,  in  this 
country,  operate  to  transfer  the  estate,  but  is  only  a. personal  contract,  to 
be  specifically  enforced  in  equity,  or  made  a  foundation  for  damages  at 
law.(3) 

21.  A  covenant  to  stand  seized  to  uses  is  ordinarily  created  by  these 
precise  words ;  though  other  words  of  conveyance,  not  of  mere  con- 
tract, may  have  the  same  effect,  if  conformable  to  the  intention  of  the 
parties.  "Thus,  the  words  "  bargain  and  sell"  have  been  held  sufficient 
to  create  a  covenant  to  stand  seized. (4) 

22.  It  is  said,  the  four  circumstances  necessary  to  a  covenant  to  stand 
seized  are:  1.  A  sufficient  and  proper  consideration,  hlood  or  marriage 
being  the  most  common  and  suitable  one;  2.  A  deed;  3.  Seizin  in  fee  ; 
4.  Apt  words  to  convey,  such  as  grant,  which  creates  a  covenant,  and 
raises  a  use.(5) 

23.  A  settlement  was  made  substantially  as  follows :  "  If  I  have  no 
issue,  and  in  case  I  die  without  lawful  issue,  I  give,  grant  and  confirm 
my  land  to  A,  to  have  and  to  hold  to  my  use  for  life,  then  to  the  use 
of  A  in  tail" — remainders  over.  Held,  a  good  covenant  to  stand 
seized. (6) 

23  a.  Deed,  as  follows:  "  I,  &c.,  for  and  in  consideration  of  the  love 

(1)  Barker  v.  Keate,  Free.  250;  2  Yentr.  1  (4)  Lade  v.  Baker,  2  Yenir.  150;  Doe  v. 
35.  Salkeld,  "Willes,  676;  Crossing  v.  Scudamore, 

"(2)  Rogers  v.  Eagle,  &c.,  9  Wend.  62'7 ;  4    1  Vent.  137  ;  1  Mod.  175  ;  French  v.  French, 
Cruise,  92-3  ;  2  lust.  671-2  ;  Pidgev.  Tyler,    3  N  H.  261. 
4  Mass.  543.  (5)  Vanhorn  v.  Harrison,  1  Dall.  138  ;  Un- 

(3)  4  Cruise.  97  ;  Sharington  v.  Strotton,  [derwood  v.  Campbell,  14  N.  H.  393.  ^ 
Plowd.  301-3;  Blithman's  case,  Dyer,  55  a  ;  (6)  Harrison  v.  Austin,  3  Mod.  237. 
Doe  V.  Woodrofle,  10  Mees.  &  W.  608.  1 


{a)  It  is  said,  this  is  no  longer  in  use  in  England,  (4  Kent.  492  ;)  and  intimated,  that  it  is 
abolished  in  New  York,  as  the  statute  of  uses  is  there  abolished,  and  no  mention  made  la 
the  Revised  Statutes  of  this  conveyance.  lb.  So,  also,  the  bargain  and  sale  is  said  to  be 
out  of  use  in  England,  chiefly  for  the  reason,  applicable  alike  to  the  covenant  to  stand  seized, 
that  it  is  not  ada'pted  to  settlements,  because  a  consideration  is  necessary ;  nor,  for  the  same 
reason,  to  persons  not  in  esse.     lb.  496. 
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which  I  do  bear  towards  my  son,  &c.,  give,  grant  unto,  &;c.,  ail  and 
singular,  &c.,  and  that  said,  &c.,  is  to  take  possession  of  the  same  at 
Michaehiias  day  next,  I  have  herewith  delived  him,  &c.,  all  and  singu- 
lar, the  dwelling-house,  &c.,  absolutely  at  Michaelmas  day  next,  with- 
out any  further  condition  respecting  the  property."  Held,  a  covenant 
to  stand  seized. (1) 

24.  A,  in  consideration  of  his  marriage  with  B,  gave,  granted,  en- 
feoffed, aliened  and  confirmed  lands  to  B  and  C  for  life,  remainder  to 
the  heirs  of  the  body  of  B  by  A,  and  covenanted  that  the  lands  should 
remain  to  these  uses.  Held,  the  deed  was  valid  as  a  covenant  to  stand 
seized,(2) 

25.  So,  where  A  conveyed  to  B,  his  son,  his  heirs  and  assigns,  to 
have  and  to  hold  after  the  death  of  A,  and  covenanted  that,  after  his 
death,  B  and  his  heirs  should  have  the  land ;  held,  though  void  as  a 
grant,  being  to  commence  infuturo,  it  was  good  as  a  covenant  to  stand 
seized. (3) 

l.(i.  So,  where  one  conveyed  in  futuro  to  his  grandson — a  valuable 
consideration  being  expressed — on  condition  of  his  doing  certain  acts 
after  the  commencement  of  his  estate  ;  held,  a  covenant  to  stand  seized 
to  the  grantor's  use  till  the  estate  commenced,  and  that  the  grantee  then 
became  seized,  conditionally,  without  entry.(4) 

27.  The  same  principle  has  been  applied,  where  a  deed  was  given  by 
a  father  to  his  son,  an(l  the  grantor  at  the  same  time  took  back  an  in- 
strument to  secure  himself  a  life  estate.  The  whole  was  treated  as  one 
transaction.  It  was  also  held,  that  though  the  two  instruments  should 
be  considered  as  distinct,  the  result  must  be  thesame  ;  that  from  the  rela- 
tionship of  the  parties  the  consideration  of  blood  might  be  averred, 
and  the  conve^'ance  for  life  operate  as  a  covenant  to  stand  seized. (5) 

_  28.  So  in  New  Hampshire  it  has  been  held,  that  the  statute,  pro- 
viding that  all  conveyances,  &c.,  signed,  &c.,  and  recorded,  and  signedhy 
two  tuitnesses,  shall  be  valid  to  pass  lands,  ivithout  any  other  act  or  cere- 
mony, was  designed  merely  to  free  the  people  from  the  ceremony  of 
livery  and  seizin,  iyi  feoffments,  and  does  not  apply  to  conveyances  to  uses, 
for  which  no  livery  was  previously  requisite ;  and  therefore  that  a  deed 
between  father  and  son  may  take  effect  as  a  covenant  to  stand  seized, 
though  not  attested  by  two  witnesses.(6)(a) 

29.  So  where  a  mother  conveyed  to  two  sons  in  fee,  taking  back  a 
sealed  instrument  from  one  of  them,  declaring  the  intention  to  be,  that 
she  should  hold  and  enjoy  the  land,  and  receive  the  rents,  &c.,  for  life, 
and  covenanting  to  abide  by  such  agreement ;  held,  the  two  writings 
were  parts  of  one  contract,  and  might  operate  as  a  covenant  to  stand 
seized,  and  that  the  mother  took  a  life  estate.(7) 

30.  A  grantor,  in  consideration  of  $3,000,  gave,  granted,  sold  and 


(1)  Starling:  v.  Priuce,  5  Enpr.  L.  &  Equ.  428. 

(2)  Doe  V.  Simpson,  2  Wils.  22;  Doe  v.  Sal- 
keld,  Willes,  G73. 

(?,)   Wallis   V.    Wallis,   4  Mass.   136.     See 
Slater  V.  Dudley,  8  Pick.   373. 

(4)  Parker  V.  Nichols,  7  Pick.  Ill;  (Wade 


V.  Merwin,  11  Pick.  280;  King:  t'.  Barns,  13, 
24.) 

(5)  French  v.  French,  3  N.  H.  258-9;   3 
"Wend.  233. 

(6)  French  v.  French,  3  N,  H.  234;  {Coxu. 
Edvvard.s,  14  Mass.  491.J 

(7)  Jackson  v.  McKenny,  3  "Wend.  233. 


_  («)  The  same  principle  has  been  settled  as  to  a  bargain  and  sale,  where  a  pecuniary  con- 
sideration is  expressed.     Pritchard  v.  Brown,  4  N.  H.  405. 
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conve^-ed  certain  land,  saving  and  reserving  the  right  to  use,  occupy 
and  enjoy  it,  during  his  natural  life,  free  of  all  rent  and  charge  what- 
ever and  all  molestation  in  the  same.  The  grantee  had  married  the 
grantor's  daughter,  but  she  had  died,  leaving  children,  who  were  alive. 
Held,  the  relationship  between  the  grantor  and  his  grandchildren  might 
be  proved  as  the  consideration  of  the  deed,  though  a  different  one  was 
expressed ;  and  that  it  was  sufficient  to  sustain  the  deed  as  a  covenant 
to  stand  seized,  though  void  as  a  feoffment,  or  bargain  and  sale.(l) 

31.  Deed  from  a  father  to  his  daughter,  purporting  to  be  for  a  pecu- 
niary consideration,  and  to  convey  the  fee-simple  of  certain  land,  but 
reserving  the  use  and  improvement  to  him  for  life.  Held,  though 
void  as  a  bargain  and  sale,  it  was  a  good  covenant  to  stand  seized,  the 
law  presuming  a  consideration  of  blood ;  and  that  the  daughter  took, 
not  a  springing  use,  but  a  vested  remainder.(2) 

32.  In  Virginia,  it  has  been  held,  that  a  deed  defective  as  a  feoffment, 
for  want  of  livery,  may  take  effect  as  a  covenant  to  stand  seized ;  and 
that  after  such  deed,  the  grantor  cannot,  by  a  deed  to  a  third  person, 
convert  his  own  possession  into  a  possession  adverse  to  the  first 
gTantee.(3)  In  Tennessee,  the  same  principle  of  effecting  the  object  of  a 
conveyance  has  been  carried  to  a  greater  extent  than  in  any  other  State. 
It  was  there  held,  in  case  of  a  deed,  by  which  A  "  hath  given,  granted, 
aHened  and  confirmed"  to  B,  after  the  death  of  A,  all  his  right,  &c.,  that 
the  intention  of  A  to  convey  a  present  estate  could  not  be  doubted,  or 
his  intent  to  reserve  a  life  estate  to  himself;  and  that  to  the  execution 
of  such  intent  there  can  be  no  valid  objection.  Were  it  otherwise,  then 
the  condition  ivould  fall  and  the  deed  stand.  The  grantor  could  not  say, 
I  inserted  a  condition  destructive  to  your  supposed  title,  and  you  take 
nothing.(-i)  So,  in  Connecticut,  a  conveyance  in  fee,  reserving  to  the 
grantor  the  use  and  enjoyment  for  his  life,  is  valid.  But  this  is  by 
virtue  of  the  covenant  in  the  deed,  which  must  be  made  also  for  the 
consideration  of  blood  or  marriage.(5) 

33.  The  same  principle  has  been  recognized  in  South  Carolina,  in 
equity,  and  a  deed  by  a  mother  to  her  children,  reserving  a  part  for 
her  own  use  during  her  life,  upheld,  though  its  effect  was  to  deprive 
children,  subsequently  born,  of  any  share  in  the  estate.  A  deed  in 
favor  of  a  natural  son  has  received  the  same  construction. (6) 

34.  But  a  deed  will  not  operate  as  a  covenant  to  stand  seized,  though 
containing  the  word  covenant,  if  such  construction  seems  contrary  to 
the  intent  of  the  party.(7) 

35.  A,  tenant  in  tail,  covenanted  wnth  B,  his  son,  in  consideration  of 
marriage,  that  after  his  death  the  land  should  descend,  remain  and  be 
with  the  son,  and  the  heirs  of  his  body.  Held,  a  mere  executory  con- 
tract, and  not  a  covenant  to  stand  seized  to  uses.(8) 

36.  A  person  covenanted,  in  consideration  of  natural  affection,  to 
stand  seized  to  the  use  of  himself  for  life,  and  after  his  death  that  the 
land  should  descend  or  remain  to  his  cousin,  in  fee.  Held,  a  mere  co- 
venant, which  did  not  raise  a  use.(9) 


(1)  Gale  V.  Coburn,  18  Pick.  397. 

(2)  Brewer  v.  Hard7.  22  Pick.  376. 

(3)  Rowletts  V.  Daniel,  4  Munf.  473. 

(4)  Cains  v.  Jones,  5  Yerg.  249. 

(5)  Barretts.  Prench,  1  Conn.  354;   Bishop 
V.  Selleck,  1  Day,  300;  1  Swift,  77,  134. 


(6)  Pledger  v.  David,  4  Dessaus.  264. 

(7)  Milledge  v.  Lamar,  lb.  617. 

(8)  Blithman's  case,  Dyer,  55  a. 

(9)  Englefield'scase,Jenk.267;  Dyer,  55  a; 
Samon  v.  Jones,  2  Vent.  318. 
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37.  To  convey  by  a  covenant  to  stand  seized,  one  must  be  capable  of 
holding  lauds  to  uses.  So  the  property  must  be  of  a  kind  in  which  a 
use  may  exist.  And  the  covenantor  must  have  a  present  interest  in 
possession,  remainder  or  reversion,  because  a  use  cannot  arise  out  of  a 
future  ownership.  Thus,  if  one  joint  tenant  covenants  that  he  will 
stand  seized  of  the  share  of  the  other  after  the  death  of  the  latter  ;  the 
covenant  is  void.(l) 

38.  The  only  consideration,  sufficient  to  sustain  a  covenant  to  stand 
seized  to  uses,  is  that  of  natural  affection  to  a  child  or  near  relative,  or 
marriage  ;  which  consideration  may  be  proved  by  parol  evidence.  The 
reason  assigned  fbi-  this  peculiarity  is,  that  this  deed  is  of  a  private  na- 
ture and  valid  without  enrolment.  But  a  deed  from  husband  and  wife 
to  the  husband  of  her  sister,  in  consideration  of  love  and  affection,  is 
valid.  And  it  has  been  remarked  in  New  York,  that  a  covenant,  &c., 
has  been  sustained  in  favor  of  a  cousin  Jive  degrees  removed. {2){a) 

38  a.  Conveyance  to  a  son-in-law  of  the  grantor,  who  had  issue  by 
the  grantor's  daughter,  both  wife  and  child'  being  dead  at  the  time  of 
the  conveyance,  in  consideration  of  "  the  love  and  good  will  I  bear, 
&c.,  as  my  son-in-law,"     Held,  a  good  covenant  to  stand  seized.(3) 

38  b.  But  marriage  between  the  grantee  and  the  grantor's  daughter 
is  an  insufficient  consideration.(4) 

39.  A  covenanted  with  B,  his  brother, — to  the  intent  that  the  land 
might  descend  and  remain  to  the  heirs  male  of  his  body,  and  continue 
to  such  of  the  blood  as  should  be  named  in  the  deed, — to  stand  seized 
to  the  useof  himself  for  life,  remainder  to  the  use  of  B  and  his  wife 
for  their  lives,  remainder  to  his  other  brothers.  Held,  a  good  covenant 
to  stand  seized. (5) 

40.  The  future  wdfe  of  a  son  may  fall  wnthin  the  consideration  of 
blood  and  affection  necessary  to  sustain  a  covenant  to  stand  seized  ;  for 
such  covenant  is  made  for  the  benefit  of  one's  posterity,  w^hich  must 
spring  from  a  wife,(6) 

41.  Where  a  zuife  is  the  party  to  be  benefitted,  a  covenant  to  stand 
seized  will  be  valid,  though  no  consideration  is  expressed,  for  it  is  im- 
plied from  the  relation  of  the  parties.  And  such  deed  will  take  effect 
in  favor  of  a  wife,  though  it  is  also  made  for  the  benefit  of  children, 
and  though  the  only  consideration  expressed  in  the  deed,  is  that  of 
affection  for  the  latter ;  because  the  consideration  implied  is  not  rejyug- 
nant  to  that  expressed. (7) 

42.  A,  in  consideration  of  affection  to  B,  his  wife,  and  as  a  provision 
for  her,  covenanted  to  stand  seized  to  the  use  of  himself  and  her  for 
their  lives  and  that  of  the  survivor,  remainder  to  their  issue,  remainder 
to  such  pe/son  or  persons  as  B  should  appoint ;  in  default  of  appoint- 
ment, to  the  use  of  C,  nephew  of  A.     Held,  the  consideration  extended 

(1)  4  Cruise,  97  ;  Yelverton  v.  Yelverton,  1      (3)  Bell  v.  Scaramon,  15  N.  H.  H81. 
Cro.  Eliz.  401;   Barton's  case,  2  Rolle'a  Abr.  !      (4)  Corwin  v.  Corwin,  9  Barb.  219 
190.  ■      ^  ' 

(2)  Cheney  V.  Watkins,  1  Har.  &  J.  527; 
4  Cruise,  98  ;  Goodell  v.  Pierce,  2  Hill,  659; 
Blackerby  v.  Holton,  5  Dana,  521. 


(5)  Sharinglon  v.  Strotton,  Plowd.  300. 

(6)  Bould  V.  Winston,  2  Rolle's  Abr.  786. 

(7)  Bedell's  case,   7  Rep.  40 ;  Jackson  v. 
Swart,  20  John.  87. 


(a)  So  in  favor  of  a  grandson.     Stovall  y,  Barnett,  4  Lit.  207. 
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to  C,  on  account  of  his  relationship  to  A,  and  because  he  was  named 
in  the  deed,  although  not  as  ne|)hew.(l) 

43.  It  has  been  held,  that  affection  to  an  illegitimate  or  reputed  child 
is  not  a  sufficient  consideration  to  support  a  covenant  to  stand  seized  to 
uses;  and  a  subsequent  conveyance  for  his  benefit,  made  in  fulfilment 
of  a  covenant  in  the  original  deed  for  further  assurance,  will  also  be  in- 
valid.    But,  in  South  Carolina,  this  principle  has  been  questioned. (2) 

44.  The  adopting  the  surname  of  the  covenantor  is  not  a  sufficient 
consideration  for  a  covenant  to  stand  seized  ;  nor  ancient  acquaintance, 
or  being  chamber-fellows,  or  entire  friends.(3) 

44  a.  Certain  heirs  executed  an  instrument,  by  which  they  acquitted 
to  one  of  the  heirs  all  their  interest  in  the  estate.  The  instrument  was 
not  under  seal,  nor  was  any  consideration  expressed  in  it,  nor  was  it 
attested.  Held,  it  was  not  a  covenant  to  stand  seized,  because  there 
was  no  consideration  of  love  and  affection.(4) 

45.  A  covenant  to  stand  seized  with  a  stranger  is  invalid,  though 
made  for  the  benefit  of  the  covenantor's  son. 

46.  A,  by  indenture  between  him  and  B,  his  son,  of  the  one  part, 
and  C  and  D  of  the  other  part,  in  consideration  of  natural  love  to  B, 
gave,  granted  and  enfeoffed  C  and  D  to  the  use  of  A  for  life,  remainder 
to  B  in  tail,  remainder  over ;  and  covenanted  with  C  and  D,  that  thev 
should  enjoy  the  land  to  these  uses.  Held  void  as  a  covenant  to  stand 
seized. (5) 

47.  It  has  been  said,  a  covenant  to  stand  seized  cannot  arise  from  a 
pecuniary  consideration,  though  made  with  a  near  relation.  The  ex- 
press consideration  destroj's  the  efficacy  of  the  implied  consideration  of 
blood.(6) 

48.  But  it  has  been  held  in  Massachusetts,  that  a  covenant  to  stand 
seized  may  be  made  for  valuable  consideration.  But,  in  such  case,  it  is 
in  effect  a  hargain  and  sale,  and  must  have  all  the  requisites  and  quali- 
ties thereof;  one  of  which  is,  that  it  must  be  to  the  use  of  the  bargainee. 
It  is  further  said,  that  when  a  conveyance  is  made,  to  vest  infuturo,  by 
a  covenant  to  stand  seized,  the  consideration  must  be  marriage  or  con- 
sanguinit}^ ;  for,  if  it  were  valuabk,  the  grantee  must  take  immediately, 
or  the  convej'-ance  would  be  void ;  while,  in  the  other  case,  there  is  no 
repugnancy  in  the  grantor's  continuing  to  hold  after  the  deed. (7) 

49.  In  an  important  and  interesting  case,  which  will  be  more  parti- 
cularly noticed  hereafter,(a)  Judge  Story  remarked,  that  even  where  a 
deed  has  a  pecuniary  consideration,  and  the  grantee  is  a  stranger  both, 
by  blood  and  marriage,  yet,  if  such  grantee  is  a  mere  conduit  or  in.^tru- 
ment  for  uses,  which  do  in  fact  arise  from  blood  and  marriage,  and  he 
himself  takes  no  interest,  there  seems  much  reason  for  holding,  that  the 

(1)  Goodtitle  v.  Petto,  2  Str.  934.  I      (4)    Underwood  v.  Campbell,    14   N.  H. 

(2)  Gerrarde  v.  Wor-seley,  Dyer,   374;    2    393. 

Eolle's  Abr.  785;  Milledge  v.  Lamar,  4  Des-        (5)  Hore  v.   Dix,   2  Vent.  319;  Sid.  25; 

saus,  627.     See  Duke,  &c.,  v.  London,  &e.,  5  j  Smith  v.  Risley,  Cro.  Car.  529. 

Binor.  N.  27  ;  (a  case  arising  out  of  a  grant  j      (6)  Henry,  &c.,  case,  11  Rep.  24  b  ;  Bedell's 

made  by  Clias.  II,  to  an  illegitimate  child,  for  j  case,  7,  39  b. 

the  consideration  of  love  and  affection.)  j      (7)  Welsh  v.  Foster,  12  Mass.  93. 

(3)  4  Cruise,  99 ;    Plow.  303 ;    2  Rolle's  i 
Abr.  783. 


(a)  See  Feme  Covert,  deed  of. 
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deed  shall  work  effectually  to  the  use  of  persons  included  within  the 
consideration  of  blood  and  marriage.(l) 

50.  So  it  is  held  in  New  York,  that  a  deed  from  a  man  to  his  sons, 
purporting  to  be  founded  upon  a  pecuniary  consideration  only,  may 
operate  as  a  covenant,  &c.  Also,  that  a  deed  may  operate  in  the  same 
way,  where  relationship  forms  the  real  consideration,  and  the  pecuniary 
consideration  expressed  is  merely  formal.  But,  in  a  previous  case  in 
the  same  State,  it  was  held,  that  where,  in  a  deed  made  to  a  son-in-law, 
the  consideration  stated  was  as  follows:  "in  consideration  of  the-  per- 
formances hereinafter  mentioned,"  which  performances  were  expressed 
by  way  of  conditions^  that  were  all  to  be  performed  after  the  grantor's 
death  ;  the  consideration  of  blood  could  not  be  averred,  to  give  effect 
to  the  deed  as  a  covenant,  &c.,  and  it  was  therefore  void,  being  in 
futuro.{2) 

51.  The  consideration  of  blood,  which  gives  validity'-  to  immediate 
limitations  in  favor  of  relatives,  will  not  extend  to  more  remote  limita- 
tions in  the  same  instrument,  in  favor  of  strangers.  The  former  will  be 
valid,  but  the  latter  void.  Thus,  where  lands  were  limited  to  relatives 
for  the  expressed  object  of  retaining  them  in  the  family,  remainder  to 
the  Queen ;  the  remainder  was  held  void.  So,  where  the  covenant  to 
stand  seized  was  made  with  several  persons,  one  of  whom  was  a  brother 
of  the  covenantor ;  the  deed  was  held  to  create  a  use  in  him,  but  not  in 
the  others,  although  the  use  was  charged  in  their  hands  with  trusts  for 
the  children  of  the  covenantor.(3) 

52.  In  case  of  a  covenant  to  stand  seized  to  uses,  the  estate  remains 
in  the  covenantor  till  the  uses  arise.  In  this  respect,  a  distinction  is 
taken  between  this  form  of  conveyance  and  a  feoffment  to  uses.  Thus, 
if  A  make  a  feoffment  to  the  use  of  B  for  life,  remainder  to  the  use  of 
C  for  life,  remainder  to  the  use  of  D  in  fee,  and  B  disclaim  the  estate, 
it  vests  immediately  in  0.  The  whole  estate  passes  by  the  feoffment, 
and  all  the  uses  are  said  to  be  created  out  of  it,  as  from  one  root. 
Hence,  while  any  of  them  remain,  the  feoffor  cannot  have  the  land. 
But,  in  case  of  a  covenant  to  stand  seized,  each  use  is  founded  on  a  sev- 
eral consideration,  and  arises  out  of  the  seizin  of  the  covenantor  ;  and, 
therefore,  when  one  fails,  the  others  are  not  thereby  enlarged  or  altered, 
but  the  covenantor  takes  the  land. (4) 

63.  Under  the  4th  and  5th  sections  of  the  statute  of  uses,  a  rent  may 
be  created  by  a  covenant  to  stand  seized.  Thus,  where  A,  in  considera- 
tion of  natural  love  and  affection,  covenanted  to  stand  seized  to  the  use 
of  himself  for  life,  remainder  to  B,  his  son,  in  tail,  and  to  the  intent  that 
B  should  have  a  rent  from  the  land  during  A's  life  ;  held,  the  rent  was 
validly  created.(5) 

54.  A  covenant  to  stand  seized,  made  only  for  good  consideration,  is. 
void  against  creditors  and  subsequent  purchasers.(6) 

55.  There  are  one  or  two  important  principles,  alike  applicable  to  a 
bargain  and  sale,  and  covenant  to  stand  seized.  By  each  of  these  con- 
veyances, one  can  pass  no  greater  interest  than  he  himself  owns.  The 
reason  of  this  distinction  between  these  conveyances  and  a  feoffment  is, 


(1)  Durant  v.  Ritchie,  4  Mas.  67-8. 

(2)  Jackson  v.  Swart,  20  John.  85;  Bank, 
&c.  V.  Housman,  6  Paige,  526 ;  Jackson  v. 
Dolancey,  4  Cow.  431. 

(3)  Wiseman's  case,  2  Rep.  15  a  ;  Smith  v. 


Risley,  Cro.  Car.  529 ;  Whaley  v.  Tankard,  2 
Lev.  52-4;   20  John.  £8. 

(4)  Cliedington's  case,  1  Rep.  154  a. 

(5)  R-ivctt  V.  Godson,  W.  Jones,  179. 
(G)  Welsh  V.  Foster,  12  Mass.  93. 
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that  a  use  can  never  exceed  the  estate  of  the  party  who  is  seized  to  the 
use,  but  for  any  such  excess  the  limitation  to  uses  is  void.(l) 

66.  As  the  conveyances  in  question  pass  only  a  use,  and  as  a  use  can- 
not be  raised  upon  a  use,  it  follows  that  a  bargain  and  sale,  or  a  cove- 
nant to  stand  seized,  made  to  one  person  to  the  use  of  another,  vests  no 
legal  estate  in  the  latter.  Thus,  where  A  bargained  and  sold  land  to 
B  in  fee,  to  the  use  of  A  for  life,  held,  the  use  was  void.  It  would 
seem,  however,  that  the  lirnitation  would  be  valid  as  a  trust.  And  in 
Massachusetts,  such  limitation  has  been  construed  a  feoffment,  where 
the  words  of  conveyance  were,  "give,  grant,  bargain,  sell,  enfeoff  and 
conve}'."  So,  where  a  convej'ance  was  made  by  husband  and  wife  of 
her  land  to  a  third  person,  to  the  use  of  the  grantors  during  their  joint 
lives,  and  of  the  survivor  in  fee ;  held,  that,  if  necessary  to  give  effect 
to  the  conveyance,  it  should  be  construed  as  a  bargain  and  sale,  although 
this  would  raise  a  use  u'pon'a  use^  and  thereby  give  only  an  equitable 
interest  to  the  grantors  ;  that,  as  the  deed  contained  no  declaration,  that 
unless  it  gave  the  grantors  a  legal  estate,  it  should  be  utterly  void,  no 
such  construction  could  be  given  to  it,  but  the  parties  must  be  pre- 
sumed to  know  and  intend  the  legal  effect  of  their  own  instru- 
ment. (2) 

57.  Another  mode  of  conveyance,  operating  in  part  under  the  stat- 
ute of  uses,  is  a  lease  and  release.  This,  though  often  recognized  by 
statutes,(a)  is  for  the  most  part  unknown  in  practice  in  the  United 
States,  and  therefore  demands  a  comparatively  brief  notice.  It  was 
the  mode  universall}^  in  practice  in  New  York,  until  the  year  1788, 
when  it  became  superseded  by  the  deed  of  bargain  and  sale.  It  is  also 
said  to  be  the  universal  mode  of  conveyance  in  England. (3) 

58.  A  lease  and  release  is  in  fact  a  bargain  and  sale  for  a  year,  and 
a  common  law  release,  operating  by  way  of  enlargement.  After  the 
statute  of  uses,  and  the  subsequent  statute,  requiring  enrolment  of 
deeds  of  bargain  and  sale,  it  became  an  object  to  transfer  the  use  in 
land  by  some  method  not  requiring  the  publicity  of  such  enrolment,  or 
of  actual  possession.  The  latter  statute  being  held  inapplicable  to  con- 
veyances for  years,  this  method  was  found,  in  making  a  bargain  and 
sale  for  a  year,  and  subsequently,  a  common  law  release,  enlarging  the 
estate  of  the  bargainee  into  a  fee.  The  release  would  take  effect,  though 
the  bargainee  never  had  actual  possession,  because  the  statute  of 
uses,  without  possession,  vested  the  actual  estate  in  him,  upon  which 
the  release  could  operate.  This  point,  though  once  doubted,  Avas  at 
length  fully  settled. (-1) 

59.  A  lease  and  release  may  be  made  by  a  single  deed,  the  law  ar- 

(1)  4  Cruise,    101 ;  Gilb.  Uses,    140;  Sey- 1  4,  6.    But,  by  St.  4  AHct.  c.  21,  a  release  has 
mor's  case,  10  Rep.  95;  Stapiltou  v.   Stapil-    all  the  efficacy  of  a  lease  or  release,  iu  pass- 
ing any  freehold  title. 

(4)  4  Cruise,  102;  Barker  v.  Keat,  2  Mod. 
249,  252;  Co.  Lit.  271  b,  n.  1;  Lutwioh  v. 
Mitton,  Cro.  Jac.  604 ;  Iseham  v.  Morrice, 
Cro.  Car.  110;  Barker  ii.  Keete,  1  Freeni. 
251 ;   Rogers  v.  Eagle,  &c.,  9  Wend.  627,  8. 


ton,  1  Atk.  2, 

(2)  Tyrrell's  case,  Dyer,  155  ;  Marshall  v. 
Fisk,  6  Mass.  32  ;  Thatcher  v.  Otiians,  3  Pick. 
524 :  Green  v.  Thomas,  2  Fairf.  321  ;  Durant 
V.  Ritchie,  4  Mass.  66,  8. 

(3)  Brest,  on  Convey.  Vol.  IT,  4  Kent,  493, 


(a)  It  is  said  not  to  be  practised  in  Ohio,  though  named  with  a  bargain  and  sale  in  the 
ordinance  for  the  North  West  Territory.  Walk.  Intro.  349.  So  it  is  recos'nized  by  the  Re- 
vised Statutes  of  North  Carolina  and  Mississippi.  (1  N.  0.  Rev.  St.  259 ;  Mississippi  Rev.C. 
459.)     See  Bing.  on  Infancy,  (Am,  ed.)  Appendix. 
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ranging  the  distinct  transfers  contained  therein,  in  the  proper  order  of 
time  to  effect  the  object.(l) 

60.  The  words  demise,  grant,  and  to  farm  let,  for  six  mouths,  reserv- 
ing a  pepper  corn  rent,  have  been  held  to  make  a  good  bargain  and  sale 
the  foundation  for  a  release.(2) 

61.  The  recital  of  a  lease,  in  a  deed  of  release,  is  evidence  of  the  for- 
mer against  the  releasor,  and  those  claiming  under  him. (8) 

62.  A  remainder  or  reversion  may  be  conveyed  by  lease  and  release  ; 
because,  although  possession  is  mentioned  by  the  authorities  as  necessa- 
ry, this  means  merely  a  vested  estate.(4) 

63.  Incorporeal  hereditaments  may  be  conveyed  by  lease  and  re- 
lease. (5) 

64.  Though  a  pecuniary  consideration  is  necessary  to  the  bargain 
and  sale  which  precedes  a  release,  yet  such  consideration  may  be  mere- 
ly nominal ;  as,  for  instance,  the  reservation  of  a  peppercorn  rent. 
And  no  consideration  need  be  expressed  in  the  release,  this  being  a 
common  law  conveyance.(6) 

65.  Another  class  of  conveyances  to  uses,  are  those  which  operate 
by  transmutation  of  possession ;  including  in  England  conveyances  by 
fine,  recoverj^  and  feoffment,  and  in  this  country  being  chiefly,  if  not 
wholly,  deeds  ofgrant^  or  conveyances  in  fee-simple.  Whei'e  such  convey- 
ance is  made  .to  one  person  to  the  use  of  another,  this  is  called  a  decla- 
ration of  uses.{a) 

66.  No  technical  words  are  necessary  to  make  a  declaration  of  uses, 
but  any  which  express  the  intention  of  the  parties  are  suSicient.  Thus, 
a  will,  though  revoked,  has  been  held  a  sufiicient  declaration  of  the 
uses  of  a  feoffment.  So,  a  bargain  and  sale  without  enrolment,  or  a 
feoffment  without  livery,  or  a  covenant  to  stand  seized  without  consid- 
eration, will  declare  the  uses  of  a  sul)sequent  fine.(7) 

67.  It  has  already  been  seen,  that  the  conveyances  to  uses  not  oper- 
ating by  change  of  possession,  viz.,  bargain  and  sale,  and  a  covenant  to 
stand  seized,  are  invalid  without  a  pecuniary  or  other  consideration. 
The  same  rule,  however,  does  not  apply  in  England  to  limitations  to 
uses  by  fine  and  recovery,  nor  in  this  country,  where  fine  and  recovery 
are  unknown,  to  limitations  by  grant  or  conveyance,  to  the  use  of  per- 
sons other  than  the  grantee.  The  reason  of  the  distinction  is,  that  the 
former  class  of  conveyances  are  in  theory  mere  contracts,  which  cannot 
be  specifically  enforced  without  the  aid  of  a  court  of  equity  ;  and 
equity  will  not  interpose  in  behalf  of  a  gratuitous  promisee ;  but,  on  the 
other  hand,  by  a  conveyance  of  the  latter  class,  the  land  is  actually 
transferred,  and  the  grantee  takes  it  only  as  charged  and  encumbered 
with  the  specified  uses. (8) 

(1)  1  Freem.  251.  |    ■  (G)  Barker  v.  Keate,  2  Mod.   252 ;  Short- 

(2)  Barker  v.  Keat,  2  Mod.  252.  i  ridcje  v.  Lamplugh,  2  Ld.  Ray.  798. 

(3)  Ford  V.  Grey,  6  Mod.  44;  Cragg  v.\  (7)  Jones  v.  Morley,  1  Ld.  Ray.  290;  Nigbt- 
Nortblk,  2  Lev.  108.  [ingalew.  Ferrers,  3  P.  Wtns.  209;    Audley's 

(4)  2  Booth's  Cas.  A  Opin.  144;  Co.  Lit.  [case,  Dyer,  166  n;  Hussoy's  case,  1  RoUe's 
270  a;  2  Ld.  Ray.  798.  |  Abr.  614;   Mytloti  v.    Lutvvioh,  W.  Jones,  7; 

(5)  4  Cruise,  104.  !  12  Mod.  163;  GiU).  Uses,  207. 

!      (8)  Co.  Lit.  123  b,  n.  8. 

(a)  In  England,  declaratjons  to  uses  are  commonly  made  by  an  instrument  distinct  from 
the  legal  conveyance.  But  in  this  country,  it  is  believed,  that  such  a  practice  is  almost,  if 
notwlioUy,  unknown. 
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68.  Where  a  use  is  raised  by  feoffment,  the  feoffor,  having  parted 
with  the  legal  estate,  cannot  stand  seized  to  the  use  of  the  feofiee.(l) 

69.  In  England,  where  deeds  are  executed  prior  to  fines  or  recove- 
ries, they  are  called  deeds  to  lead  the  uses ;  where  subsequent  to  the  fiue 
or  recovery,  deeds  to  declare  the  uses. 

70.  It  was  held,  before  the  statute  of  frauds,  that  although  a  deed  to 
lead  uses  is  merely  director}'',  yet,  if  the  fine  or  recovery  afterwards  takes 
place,  the  former  cannot  be  contradicted  by  parol  evidence  of  any  sub- 
sequent agreement  as  to  the  uses.  But  a  subsequent  written  declara- 
tion controls  a  prior  one.  So,  if  the  fine  or  recovery  varies  Irona  the 
deed  to  lead  the  uses,  as  to  time  or  the  quantity  of  land,  parol  evidence 
is  admissible  to  contradict  the  deed,  in  regard  to  the  uses,  being  merely 
explanatory  of  the  deviation  from  its  provisions.  But,  notwithstanding 
such  deviation  as  to  time,  quantity,  person,  &c.,  the  uses  of  the  deed 
shall  be  complied  with,  unless  another  agreement  is  proved.(2) 

71.  Since  the  statute  of  frauds,  all  averments,  respecting  the  inten- 
tion of  the  parties  to  the  conveyance,  are  excluded.  Hence,  where  the 
uses  are  declared  before  the  fine  or  recovery,  they  cannot  be  controlled 
by  any  declaration,  or  even  by  deed,  after.  But,  where  the  fine  or 
recovery  is  not  had  according  to  the  deed,  the  latter  may  be  controlled 
by  a  subsequent  deed  or  writing.(3) 

72.  It  was  formerly  doubted,  whether,  after  a  fine  or  recovery,  with- 
out declaring  uses,  such  declaration  could  be  effected  by  a  subsequent 
deed  ;  because  this  would  be  to  divest  a  resulting  use,  which  had 
actually  vested  in  the  former  owner.  But  in  an  early  case  the  efficacy 
of  such  subsequent  deed  was  sustained,  and  is  now  a  well  established 
principle.(a)  But  the  deed  must  refer  to,  and  coincide  with,  the  prior 
recovery.     And  such  deed  may  be  controlled  by  a  subsequent  one.(4) 

73.  If  an  infant  levies  a  fine  and  declares  the  uses  of  it,  this  declara- 
tion will  bind  him  as  well  as  the  fine  itself.  But  an  agreement  by  an 
infant  to  levy  a  fine,  or  suffer  a  recovery,  when  he  shall  come  of  age, 
cannot  be  construed  into  a  declaration  of  the  uses  of  the  fine  or  reco- 
very. (5) 

74.  A  married  woman,  joining  her  husband  in  a  fine  or  recovery, 
may  join  in  declaring  the  uses — though  she  be  an  infant.  If  the  hus- 
band declare  the  uses  alone,  the  wife  is  bound,  unless  she  expressly 
dissent.  If  the  wife  declare  them  alone,  the  declaration  is  void.  So, 
where  the  husband  and  wife  make  different  declarations.(6) 

75.  If  an  idiot  or  lunatic  is  permitted  to  levy  a  fine  or  suffer  a  reco- 
very, he  may  declare  the  uses  of  it.  But  in  this  case,  as  well  as  that 
of  an  infant,  Chancery  will  relieve.(7) 


(1)  Thatcher  v.  OraaD,  3  Pick.  532. 

(2)  Countess  of  Rutland,  &c.,  5  Rep.  25. 

(3)  Treo-ame  v.  Fletcher,  2  Salk.  676  ; 
Jones  V.  Morley,  1  Ld.  Ray.  287  ;  Fleetwood 
V.  Templeman,  2  Atk.  79 ;  Stapilton  v.  Sta- 
pilton,  1  Aik.  2. 

(4)  Basset's  case,  Dyer,  136 ;  Dowman's 
case.  9  llep.  7  b ;  Whetstone  v.  Wentworth, 
2  Rolle's  Abr.  799;  Vavisor's  case,  Dyer, 
307. 


(5)  Beckwitli's  case,  2  Rep.  56  ;  Mary,  &c., 
case,  10  Rep.  42  b ;  4  Cruise,  115;  Frost  v. 
Wolveston,  1  Str.  94. 

(6)  2  Rolle's  Abr.  798;  Swanton  v.  Raven, 
3  Atk.  105  ;  2  Rep.  57  b;  Johnson  v.  Cotton, 
Skin.  275;  4  Cruise,  116;  2  Rep.  56-7-8; 
Durant  v.  Ritchie,  4  Mas.  68. 

(7)  4  Cruise,  117  ;  Anne,  &c.  v.  Winches- 
ter, Hob.  224. 


(a)  Statute  4  Anne,  c.  16,  sec.  15,  provides  that  tlie  same  may  still  be  done,  notwithstand- 
ing the  statute  of  frauds.     Bushel  v.  Burland,  11  Mod.  196;  Gilb.  Uses,  116,  n. 
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76.  The  parties,  joining  in  a  fine  or  recovery,  may  declare  the  uses, 
according  to  their  respective  interests  in  the  land  ;  as  in  the  case  of  a 
tenant  for  life,  and  the  remainder-man  or  reversioner.  If  two  joint 
tenants  join  in  a  fine  or  recovery,  and  make  different  declarations  of 
uses,  the  declaration  of  each  shall  be  effectual  for  his  respective  share. 
If  tenant  for  life,  remainder-man  in  tail,  and  reversioner  in  fee,  join  in 
a  fine  or  recovery,  a  declaration  made  by  the  two  first  will  not  bind 
the  reversioner.(l) 

77.  A  use  may  be  limited  upon  a  release  which  creates  an  estate ; 
but  not  upon  a  release  or  confirmation,  operating  by  way  of  mitter  le 
droit.  Hence,  a  use  may  be  declared  on  a  lease  and  release  in  fee,  and 
will  arise  out  of  the  seizin  of  the  releasee.(2) 


CHAPTER  LXXXIII. 


TITLE  BY  DEED.     CONSTRUCTION  OF  DEEDS. 


1.  Aucient,  general  rules  of  construc- 
tion. 

16.  Uncertainty  and  repugnancy  avoids  a 
deed. 

20.  Deeds  may  operate  in  any  way  neces- 
sary to  give  them  effect. 


26.  Parol  evidence,  whether  admissible  in 
the  construction  of  deeds  ;  declara- 
tions, acts  and  circumstances ;  am- 
biguities, &e. 

45,  Mistakes  in  deeds,  correction  of,  in  law 
and  equity. 


1.  With  respect  to  the  construction  of  deeds,  the  old  books  furnish 
us  with  several  quaint  and  concise  maxims,  which  have  always,  in  a 
great  measure,  retained  their  original  authority.  One  of  these  maxims 
is,  "  henignce  sunt  faciendce  interpretationes  chartarum  propter  sim.p>licitatem 
Iaicoru7n,  ut  res  tnagis  valeat  quam  pereatr  In  other  words,  deeds  shall 
be  construed  favorably,  and  as  near  the  intent  of  the  parties  as  possible, 
consistent  with  the  rules  of  law.  The  words  are  not  the  principal 
things  in  a  deed,  but  the  intent  and  design  of  the  parties.(a)  But  if 
such  intention  is  repugnant  to  the  rules  of  law,  the  latter  shall  prevail. 


(1)  2  Rep.  57  b,  58  a;  Yelverton  v.  Yel- 
verton,  Noy  R.  20;  Argall  v.  Cheney,  Palm. 
405 ;  Roe  v.  Popham,  Doug.  24. 


(2)  Samme's  case,  18  Rep.  55 ;  4  Cruise, 
118. 


(a)  It  is  worthy  of  notice,  that  this  rule,  of  regarding  the  intention,  is  almost  always  spoken 
of  as  peculiarly  applicable  to  devises,  and  as  one  of  the  most  important  points  of  distinction 
between  devises  and  deeds.  Yet  it  would  be  difScult  to  express  the  controlling  authority 
of  the  rule  more  strongly  than  is  done  in  tlic  text,  in  relation  to  deeds. 

Where  there  is  no  controversy  as  to  the  facts,  it  is  a  mere  question  of  law,  what  land  was 
intended  to  be  conveyed.     Stevens  v.  Hollister,  18  Vt.  294. 

In  general,  a  deed  will  be  construed  by  the  '^lex  rei  sitce,^'  or  the  law  of  the  place  where 
the  laud  lies.  But  the  Court  of  the  United  States  have  held,  that  they  are  not  thus  bound 
by  the  local  law.  Thomas  v.  Hatch,  3  Sumn.  170;  Moore  v.  GrifQn,  9  Sliepl.  350.  As  to 
the  peculiar  force  of  decided  eases  in  reference  to  real  estate,  see  Bellows  v.  Parsons,  13  N. 
H.  256.     See  also,  Perkina  v.  Dickinson,  3  Gratt.  335;  Doe  v.  Bernard,  7  S.  &  M.  319. 
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Thus,  a  limitation  to  one  and  his  heirs  for  21  years  will  pass  the  estate 
to  his  executors ;  because  an  estate  for  years  is  in  law  a  chattel.{i) 

2,  Another  maxim  is,  ^^quoties  in  verbis  nulla  est  ambiyuitas  ibi  nulla 
expositio  contra  verba  expressa  fienda  est  f  or,  in  other  words,  no  con- 
struction shall  control  the  effect  of  clear  and  unambiguous  expressions. 
But,  on  the  other  hand,  '■^  qui  hccret  in  litera  hceret  in  cortice  f  and,  there- 
fore, if  the  intention  is  clear,  the  precise  and  exact  signification  of  words 
shall  not  prevail  against  it.  The  leading  intent  shall  be  effected,  if  con- 
sistent with  the  terms  of  the  deed.(2) 

3.  "  Ex  antecedentibus  et  consequentibus  Jit  optima  interpretation  A  deed 
shall  be  construed  all  together,  and  not  by  single  clauses,  and  the 
whole  shall  take  effect,  if  possible.  Thus,  although  the  covenants  can- 
not enlarge  the  estate  granted  in  the  premises  ;  yet  they  may  be  resorted 
to  for  the  purpose  of  aiding  in  the  construction,  when  a  question  arises 
as  to  what  is  gTanted.(3)  But  it  is  held,  that  a  provision  relative  to 
one  subject  cannot  be  taken  therefrom  and  applied  to  another,  in  order 
to  give  a  different  meaning  to  the  instrument.(4)  Upon  a  similar  prin- 
ciple, two  deeds  executed  at  the  same  time  shall,  for  many  purposes, 
be  regarded  as  one  instrument ;  more  particularly  where  one  refers  to 
the  other;  and  as  between  the  original  parties  and  their  represeuta- 
tives.(a)  A  familiar  instance  of  this  rule  is  the  case  of  a  deed  and 
mortgage  back,  which  so  far  constitute  one  conveyance,  that  the  widow 
of  the  grantee  can  have  dower,  only  subject  to  the  mortgage.  So, 
where  A  conveys  to  B,  and  on  the  same  day  B  to  C,  as  parts  of  one 
transaction,  although  A's  deed  refers  to  B's  for  a  description  of  the 
land,  this  circumstance  has  no  tendency  to  show  that  B  had  no  title 
when  he  conveyed  to  0,  but  both  deeds  are  construed  as  parts  of  the 
same  instrument.(5)  So,  several  conveyances  may  constitute  parts  of 
the  same  transaction,  although  they  do  not  bear  the  same  date,  and  al- 
though the  parties  are  not  the  same.(6) 


(1)  Bridg:e  v.  Wellington,  1  Mass.  219; 
"Wallis  V.  Wallis,  4,  135;  Ellis  v.  Welch,  6, 
246;  Davis  v.  Hayden,  9,  518;  17,  2S9 ; 
Gibson  v.  Tyson,  5  Watts,  41 ;  Thomas  v. 
Hatch,  3  Sumn.  170;  Solly  v.  Forbes,  4 
Moore,  448;  Co.  Lit.  3G  a;  Plow.  154,  160; 
Doe  V.  Koe,  1  John.  Cas.  402  ;  4  Cruise,  205 ; 
Howard  v.  Rogers,  4  Har.  &  J.  273 ;  Co.  Lit. 
46  b  ;  Wade  v.  Howard,  11  Pick.  295  ;  Nor- 
ton V.  Leonard,  12,  157.  (See  Craft  v.  Web- 
ster, 4  Rawle,  258.)  Means  v.  Presbyterian, 
&c.,  3  Watts  &  S.  303  ;  Davis  v.  Taul,  6  Dana, 
53  ;  Lincoln  v.  Wilder,  29  Maine,  169  ;  Cor- 
nell V.  Todd,  2  Denio,  130;  Foy  v.  Neal,  2 
Strobh.  156. 

(2)  Lanyon  v.  Carne,  2  Saun.  167  ;  Jackson 
V.  Myers,  3  John.  395  ;  v.  Blodget,  16, 


178  ;  Means  v.  Presbyterian,  &c.,  3  Watts  & 
S.  303. 

(3)  Mills  V.  Catlin,  22  Verm.  98. 

(4)  Kea  v.  Robeson,  5  Ired.  373. 

(5)  Eaton  «.  Campbell,  7  Pick.  10;  Hills 
V.  Miller,  3  Paige,  254;  Thompson  v.  Mc- 
Clenachan,  17  S  &  R.  110  ;  Bosworth  v.  Far- 
rand,  Carter.  98,  112  ;  Butler  v.  Duncomh,  1 
P.  Wms.  457  ;  16  John.  178;  King  v.  King, 
7  Mass.  496  ;  Quarles  v.  Quarles,  4,  687  ;  4 
Moore,  448;  Allen  v.  Brazier,  2  Bai.  55; 
Dismukes  v.  Wright,  4  Dev.  &  B.  206 ;  Doe 
V.  Porter,  3  Pike,  18;  Jameson  v.  Palintr,  7 
Shepl.  425;  9,  350;  Mills  v.  Catlin,  22  Verm. 
98  ;  Cloyes  v.  Svveetzer,  4  ^ush.  403  ;  Lewis 
V.  Baird,  3  McL.  56;  Deering  i;.  Lonuvvhrrf, 
25  Maine,  51 ;  Foy  v.  Neal,  2  Strobh!  156. 

(6)  Gammon  v.  Freeman,  31  Maine,  243. 


(a)  But  identity  as  to  parties  and  the  date  alone  is  not  sufficient  The  papers  must  appear 
on  their  face,  or  by  competent  extrinsic  evidence,  to  relate  to  the  same  transaction.  Cornell 
V.  Todd,  2  Denio,  130. 

A  party  derived  title  to  two  adjoining  parcels  of  land,  by  a-eeparate  conveyance  for  each 
parcel,  from  the  same  grantor,  and  bearing  the  same  date,  but  which  did  not  refer  to  e.ich 
other.  By  one  of  the  conveyances,  a  piece  of  land,  which  was  parcel  of  the  premises  con- 
veyed by  the  other  deed,  was  in  terms  excepted.  Held,  that  each  conveyance  must  stand 
by  itself,  and  that  the  exception,  not  being  ior  a  part  of  the  thing  granted  by  the  deed  in 
which  it  was  contained,  was  void.     lb. 
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4.  Upon  the  same  principle,  where  property  is  first  delivered,  find 
thei]  a  deed  made  of  it,  the  whole  is  one  transaction,  and  the  deed  the 
best  evidence  of  title.(l) 

5.  "  Verba  poster  iora,  propter  certitudmem  addita,  ad  prior  a  ^  quai  certitu- 
dine  indigent^  sunt  rejerendaP  And,  if  certainty  once  appears,  and  it  is 
afterwards  spoken  indifferently,  reference  shall  be  had  to  the  cer- 
tainty.(2)     (See  ^»//■fl,  c.  84.) 

6.  The  whole  of  a  deed  shall  stand,  if  possible  ;  if  not,  a  prior  clause 
shall  be  sustained,  in  preference  to  a  subsequent  one.(a)  But,  it  is  said, 
the  rule  of  rejecting  a  clause  for  repugnancy  is  merely  technical,  and 
not  to  be  acted  upon  but  in  the  last  resort.  Also,  that  ih^.  prior  clause 
is  to  be  considered  as  that  one  which  ought  to  have  precedence  in 
effect.(3) 

7.  "  Quando  charta  continet  generalem  clausulam^  postea  que  descendit 
ad  verba  specialia  qua  dausulce  generali  sunt  consentanea  ;  interpretenda  est 
charta  secundum  verba  specialia.''^  If  a  general  clause  and  subsequent 
special  words  are  accordant,  the  construction  shall  be  according  to  the 
latter  words.  On  the  other  hand,  ^^ generalis  clausula  non  porngitur  ad 
ea  qvm  antea  specialiter  sunt  comprehensay  Hence,  when  a  deed  con- 
tains special  words,  and  subsequent  general  words,  both  shall  stand. (4) 
(See  infra,  c.  84.) 

8.  "  Mala  grammatica  non  vitiat  chartamj''  Neither  bad  Latin  nor 
bad  English  renders  a  deed  void. (5) 

9.  The  law  will  arrange  the  clauses  of  a  deed  in  such  a  way  as  to 
effect  the  object  of  the  parties.  Thus,  if  in  a  lease  the  reservation  of 
rent  precedes  the  habendum,  this  order  will  be  inverted,  and  the  rent 
treated  as  reserved  for  the  whole  term  of  the  habendum.  {Infra,  ch. 
84.)  So  it  has  been  held,  that  a  clause  following  the  warranty,  but 
referring  to  the  former  consideration,  and  transferring  therefor  the 
residue  of  the  survey  not  before  conveyed,  passes  the  estate.(6)  But 
words  cannot  be  transposed  in  order  to  give  effect  to  a  deed,  unless  it 
contain  something  which  shows  that  the  intention  will  otherwise  be 
defeated. (7) 

10.  ^' Idem  semper  refertur proximo  antecedently  Thus  a  limitation  to 
A  in  tail,  remainder  to  B  "iw  eadem  forma,^^  gives  B  an  estate  tail.  But 
a  limitation  to  A  for  life,  remainder  to  B  in  tail,  remainder  to  C  in 
forma  pxedicta,  is  void  (as  to  C)  for  uncertainty. (8) 

11.  Ancient  charters  are  to  be  taken  according  to  ancient  usage; 
and  being  before  time  of  memory,  and  having  been  used  since,  are  to 
be  sustained,  though  according  to  present  rules  insufficient  and  void. (9) 


(1)  Foster  v.  Qberry,  2  Nott  &  McC.  367. 

(2)  Hix  V.  Fleetwood,  4  Leon.  248. 

(3)  Cotherw.  Essex,  Hard.  94;  Bridgewater 
V.  Bolton,  G  Mod.  107  ;  Tufts  v.  Cutler,  3  Pick. 
27G;  Gould  v.  Womack,  2  Ala.  (N.  S.)  83; 
Doe  V.  Porter,  3  Pike,  18;  City,  &c.  v.  Illi- 
nois, kc ,  12  Illin.  38;  Clough  v.  Bowman, 


(6)  Sutton,  &c.,  10  Rep.  28  a;  Attoe  v. 
Hammings,  2  Bulst.  282 ;  Noel  v.  Dishman, 
4  Bibb.  51. 

(7)  Kea  v.  Robeson,  5  Ired.  Equ.  373. 

(8)  Co.  Lit.  20  b. 

(9)  Bro.  Abr.  Grants,  89;  Livingston  v. 
Ten  Brocck,  16  John.   23,    178;   Codman  d. 


15  N.  H.  204.  '  Winslow,  10  Mass.  149;    Adams  v.  Froiliing- 

(4)  Knight  v.  Cole,  Garth.  120.  j  ham,  3,  361 ;  Co.  Lit.  183  a  ;   16  John.  14. 

(5)  6  Hep.  38  b;  Cromwell  v.  Rumsden,  I 
Ld.  Ray.  585.  ! 

(a)  It  has  been  held  otherwise  in  regard  to  date.    {Infra,  ch.  84,  sec.  4.) 
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12.  A  deed  is  always  c>Mistrucd  most  strongly  against  the  grantor. 
"  Verba  char  tee  fortius  accipiuntur  contra  proferentem  ;  et  qucelibd  concessio 

fortissime  contra  donatorem  interpretancla  est.''\a)  This  rule  is  founded 
upon  an  obvious  reason  of  policy ;  because,  if  ambiguous  expressions 
were  to  be  construed  in  favor  of  the  grantor  or  party  using  them,  such 
language  would  be  intentionally  and  fraudulently  employed.  This  rule, 
however,  does  not  apply  to  an  indenture,  which  is  the  act,  and  contains 
the  language,  equally  of  the  grantee,  and  the  gran  tor.  (1)(6)  And  it  is 
said  not  to  apply  to  grants  from  the  governincnt.(2)     (See  ch.  6-i.) 

13.  Where  a  deed  admits  of  two  constructions — the  one  conformable, 
and  the  other  contrary  to  law  ;  the  former  is  preferred.  Thus,^  if  ten- 
ant in  tail  convey /or  life,  it  shall  be  construed,  for  his  own  life.  So, 
also,  a  deed  will  be  so  construed,  if  possible,  as  to  avoid  a  fbrfeiture.(3) 

14.  The  word  and  may  sometimes  be  construed  to  mean  or,  and  vice 
versa,  to  effect  the  intention  of  the  parties.  Thus,  where  a  lessor  for  21 
years  covenanted  to  renew  the  lease  to  the  lessee  and  his  assigns ;  the 
lessee  having  died,  held,  his  executors  were  entitled  to  a  new  lease  upon 
the  expiration  of  the  old  one.  So,  a  grant  to  one  "or  his  heirs,"  shall 
be  construed  '^  and  his  heirs,"  if  the  intent  so  require.(l:)  So,  the  use 
of  the  word  with,  instead  of  to,  before  the  grantee's  name,  does  not  avoid 
the  deed, (5) 

15.  Words  repugnant  to  other  parts  of  the  deed,  and  to  the  general 
intent,  will  be  rejected. (6) 

16.  Though  it  is  an  established  rule,  that  a  deed  shall  be  so  construed 
"  ut  res  mayis  valeat  quam  pereat,''''  yet  the  laui^-uage  must  control. 
Hence,  where  the  terms  of  a  deed  are  so  uncertain,  unmeaning  or  re- 


(1)  Tenny  v.  Beard,  5  N.  H.  58;  4  Cruise, 
203-4 ;  Thomas  v.  Ward,  1  Leon.  246 ;  Skip- 
worth  V.  Green,  8  Mod.  312  ;  16  Jolm.  178  ; 
4  Mass.  205;  Howard  v.  Rogers,  4  Har.  &  J. 
278  ;  Doe  v  Porler,  3  Pike,  18  ;  Cocheco,  &c. 
V.  Whittier,  10  N.  H.  305;  Mills  v.  Catliu, 
22  Verm.  98  ;  Lincoln  v.  Wilder,  29  Maine, 
169;  City,  &c.  v.  Illinois,  &c.,  12  Illin.  38; 
Clou<;li  V.  Bowman,  15  N.  H.  204;  Foy  v. 
NeaC  2  Strobh.  156. 


(2)  Jackson  v.  Reeves,  3  Caines,  293. 

(3)  Co.  Lit.  42  a,  183  a,  b ;  Jackson  ».  Top- 
ping, 1  Weud.  388. 

(4)  Jackson  v.  Topping,  1  Wend.  388; 
Chapman  v.  Dalton,  Plow.  289;'  Co.  Lit. 
225  a;  White  v.  Crawford,  10  Mass.  183 ; 
Stubbs  V.  Sargon,  2  Keen,  255. 

(5)  Brooks  t;.  Ratcliff,  11  Ired.  321. 

(6)  4  Cruise,  205. 


(a)  Upon  the  trial  of  a  prisoner  for  aiding  a  slave  to  abscond  from  his  master,  the  prisoner 
produced  a  deed  of  emancipation  from  the  master  to  the  slave.  Held,  if  it  was  doubtful,  up- 
on the  construction  of  the  deed,  whether  it  was  effectual  as  such,  the  prisoner  was  entitled 
to  the  benefit  of  the  doubt.     Logan's  Case,  2  Gratt.  571. 

[h)  But  see  Goodwin  v.  Gilbert,  9  Mass.  514;  Phelps  v.  Townsend,  8  Pick.  392  ;  Flaggv. 
Flagg,  11,  475,  that  tlie  acceptance  o^  &  deed-poll  creates  an  obligation  on  the  part  of  the  gran- 
tee.'^'^The  same  principle  applies  to  a  devisee  or  the  grantee  of  a  devisee.  Felch  v.  Taylor, 
13  Pick.  133.  Assumpsit  lies  against  them,  or  covenant,  lb. ;  Ralph  v.  Strickland,  Cro.  Jac. 
240  •  8  Pick  287  ;  Finley  v.  Simpson,  2  N.  J.  311.  And  sometimes  case.  Burnett  v.  Lynch, 
8  Dow  &  R.  368:  {Infra,  ch.  86.)  See  Guild  v.  Leonard,  18  Pick.  511;  Newell  v.  Hill,  2 
Met.  180.  Contra,  as  to  the  action  of  covenant,  Beubury  v.  Benbury,  2  Dev.  &  B.  Eq.  239. 
This  action  is  held  not  to  lie  against  a  lessee,  where  the  lessor  only  signed  or  sealed  the  lease. 
Trustees  v.  Spencer,  7  Oliio,  149  ;  Hinsdale  v.  Humphrey,  15  Conn.  431. 

So,  where  a  grantee  assumes  payment  of  a  mortgage  upon  the  land  as  part  of  the  consid- 
eration, and  purcliases  subject  thereto ;  he  is  bound  in  equity  to  indemnify  the  grantor  against 
the  mortgage,  and  the  latter,  if  compelled  to  pay  it,  has  a  personal  claim  against  him.  So, 
also,  tlie  facts  furnish  sufficient  consideration  for  a  promise  from  a  purchaser  to  the  mortga- 
gee' Dorr  V.  Peters,  3  Edw.  132.  Conveyance  to  a  town — "  and  it  is  lor  the  use  of  a  bury- 
ing-place  ;  if  the  land  shall  be  enclosed  by  a  fence,  the  same  is  to  be  done  by  tlie  inhabitants 
aforesaid."  The  town  accepted  the  deed  and  built  a  division  fence.  Held,  they  were  bound 
to  maintain  such  fence.     Minor  v.  Deland,  18  Pick.  266. 
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pugnant,  that  its  intention  cannot  be  discovered,  it  is  void;  as,  for  in- 
stance, a  deed  to  A  or  B  ;  or  to  one  of  the  children  of  A,  who  has  four 
children.  So,  a  grant  to  A,  B  and  C,  or  either,  habendum  to  them  or 
either,  upon  trust  for  creditors,  &c.  So,  where  the  description  of  the 
land  is  illegible  or  wholly  uncertain.  But  if  certain  in  part  and  uncer- 
tain in  other  parts,  a  deed  is  not  therefore  void.(l) 

17.  Demise  to  A,  habendum  to  A,  and  B,  C  and  D  successive.  Held, 
A  alone  could  take  an  immediate  estate,  the  others  being  named  in  the 
habendum  only  ;  and  that  they  could  not  take  by  way  of  remainder,  be- 
cause the  word  successive  prevented  them  from  taking  together,  and  the 
order  in  which  the  estate  should  come  to  them  was  left  wholly  unde- 
termined.(2) 

18.  A  constable,  who  had  sold  part  of  a  lot  of  land  for  taxes,  thus 
described  it  in  his  deed  :  "  a  certain  tract  of  land,  part  of  lot  No,  800, 
containing  250  acres."  Held,  the  deed  was  void  for  uncertainty.  So, 
the  sale  of  190  acres,  part  of  a  tract  of  600,  is  void  for  uncertainty.(3) 

19.  It  is  said,  where  the  parts  of  a  deed  are  mutually  repugnant,  the 
intent  shall  prevail. (1)  Also,  that  a  deed  is  avoided  only  b}^  such  un- 
certainty, as  makes  it  impossible  to  tell  what  estate  is  granted,  or  who 
is  first  to  take. (5) 

19  a.  A  sale,  for  taxes,  of  one  acre  of  land,  without  describing  its  form, 
*'  off  the  east  side  of "  a  lot  of  one  hundred  and  fifty  acres,  granted  by 
the  United  States  to  a  settler  thereon,  but  the  boundaries  of  which  have 
not  been  ascertained  ;  is  void  for  uncertainty. (6) 

19  b.  Grant  of  "  the  tract  of  land  at  the  point  of  the  flag-staff."  Held, 
void  for  uncertainty. (7) 

19  c.  Where  land  is  conveyed  by  a  sherift' upon  a  sale  on  execution, 
and  two  distinct  parcels  are  found,  equally  answering  the  description  in. 
the  deed,  the  conveyance  will  be  held  inoperative,  for  the  reason  that  it 
was  intended  to  pass  but  one,  and  it  cannot  be  determined  which  was 
intended. (8) 

20.  It  was  remarked  by  Lord  Mansfield,  that  the  rules  laid  down  in 
respect  of  the  construction  of  deeds  were  founded  in  law,  reason  and 
•common  sense.  Hence,  where  a  deed  for  any  reason  cannot  operate  as 
the  kind  of  instrument  intended  by  the  parties,  it  shall  be  held  to  ope- 
rate, if  possible,  in  some  other  way.  "  Quando  quod  ago  non  valet  xit 
ago,  valeat  quantum  valere  potest.''^  A  deed  shall  never  be  laid  aside  as 
void,  if  by  any  construction  it  can  be  made  good.  Thus,  a  bargain  and 
sale,  or  lease  and  release,  ineffectual  as  such,  may  take  effect  as  a  cove- 
nant to  stand  seized.  So  a  bargain  and  sale,  void  for  want  of  a  pecuni- 
ary con.sideration,  may  operate  as  a  confirmation.  Thus,  where  a  father, 
in  consideration  of  love  to  his  son,  who  was  in  possession,  bargained, 
sold,  gave,  granted  and  confirmed  to  him  in  fee,  and  the  deed  was  en- 
rolled ;  held,  though  void  by  way  of  use,  the  deed  was  good  as  a  con- 


(1)  Duncan  v.  Board,  2  Nott  &  M-0.  400; 
Co.  Lit.  20  b;  4  Mass.  205;  Jackson  w  Ran- 
som, 18  John.  107;  Law  v.  Hemp.stead,  10 
Conn.  23;  WriKlit  t>.  Pond.  lb.  265;  Doe  v. 
Porter,  3  Pike,  18 ;  Kea  v.  Robeson,  5  Ired. 
Equ.  373. 

(2)  Windsmore  v.  Hobart,  Hob.  313. 

(3)  Haven  v.  Cram.  1  N.  H.  9-3.     See  Can- 


ning  V.    Pinkliarn,  lb.    353;   Marmaduke 
Tennant.  4  B.  Monr.  211. 

(4)  State  V.  Trask,  G  Verm.  355. 

(5)  Poarao  V.  Owens,  2  Hayw.  234. 
(0)  Ballance  v.  Forsyth,  13  How.  18. 

(7)  Coinmyns  v.  Latimer,  2  Flori.  71. 

(8)  Mason  v.  White,  11  Barb.  173. 
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firmation  (1)     (See  supm,  Feoffment^  Bargain  and  Sale,  Covenant  to  stand 
Seized.) 

21.  So  a  lease  and  release,  void  as  sucli,  because  tlie  estate  is  less  than 
freehold,  may  operate  as  a  grant  and  assignment  of  the  term. 

22.  A,  having  a  long  term,  and  being  in  possession,  by  lease  and  re- 
lease, granted,  bargained,  sold  and  demised  the  land  to  trustees  and 
their  heirs,  to  the  use  of  himself  and  his  wife  for  life,  remainder  to  her 
heirs,  covenanting  that  he  had  the  fee.  Held,  though  no  use  vested  in 
the  trustees,  the  statute  of  uses  applying  only  to  freeholds,  and  there- 
fore the  release  had  no  estate  to  operate  upon ;  j^et  the  deed,  containing 
the  word  grant,  might  take  effect  as  a  grant  or  assignment  of  the  lerm 
at  common  law.(2) 

28.  It  seems,  a  release  may  operate  as  a  grant,  where  a  reversion  is 
the  subject  of  transfer,  though  the  word  grant  is  not  used.  Thus,  where 
a  reversioner  by  deed  of  release  renounced,  remised,  released  and  for- 
ever quit-claimed  to  A,  in  tail  male,  the  premises  and  all  his  right,  title, 
and  interest  therein;  it  was  strongly  intimated  by  Lord  Mansfield,  that 
the  instrument  might  take  effect  as  a  grant,  though  this  word  was  not 
used,  as  in  other  similar  cases;  but  the  case  was  decided  upon  another 
point.     So,  a  release  may  operate  as  a  bargain  and  sale.(3) 

24.  In  England,  a  deed  of  bargain  and  sale,  made  for  a  pecuniary 
consideration,  though  not  eurollecl,  may  be  good,  and  may  be  enforced 
in  equity,  as  a  covenant  to  convey ;  or,  it  may  operate  as  a  grant  of  the 
reversion,  where  the  land  is  in  possession  of  lessees.(4) 

25.  It  is  the  modern  practice,  to  insert  in  a  conveyance  all  the  oper- 
ative terms  used  in  transferring  land — as  grant,  hargain,  sell,  release  and 
confirm,  in  order  that  the  instrument  may  take  effect  in  one  way  if  not 
in  another.  In  such  case,  tlie  party  receiving  the  deed  has  his  election 
in  what  way  to  take  it.  Thus,  if  the  words  used  are  dedi  ei  concessi,  he 
may  claim  either  by  grant,  feoffment,  gift,  lease,  release,  confirmation 
or  surrender.  So,  where  one  for  money  demises,  grants,  bargains  and 
sells  for  years ;  the  grantee  may  claim  by  demise  or  by  bargain,  and 
the  right  ot  election  continues,  notwithstanding  a  subsequent  transfer 
by  the  owner,  and  his  death  afterwards,  and  passes  to  the  heir  or  exe- 
cutor of  the  grantee.  But,  in  such  a  case,  it  is  said,  till  election,  the 
party  takes  the  estate  at  common  law,  and  not  by  bargain  and  sale.(5) 

25  a.  In  some  cases,  the  rule  above  stated,  as  to  giving  effect  to  a 
deed  in  one  way,  if  it  cannot  operate  in  another,  has  been  held  inap- 
plicable. 

25  b.  Certain  of  the  heirs  to  an  estate  executed  an  instrument,  acquit- 
ting to  one  of  the  heirs  all  their  interest  in  the  estate.  The  instrument 
"was  not  under  seal,  nor  was  any  consideration  expressed  in  it,  nor  was  it 
attested  by  witnesses.  Held,  void  under  the  statute  of  frauds,  as  an 
agreement  to  convey,  for  want  of  a  consideration  expressed  ;  as  a  deed, 
under  the  Statute  of  1791,  because  not  sealed  or  witnessed  ;  as  a  bar- 


(1)  Goodtitle  v.  Bailey,  Cowp.  597  ;  Clan- 
riciiard,  &c.,  Hob.  277;  Jackson  v.  Scboon- 
maker,  2  John.  23.3-34;  16  John.  178;  2  Nott 
&  M'C.  400  ;  Osborn  v.  Churchman,  Cro.  Jac. 
127. 

(2)  Marshall  v.  Franks,  Gilb.  R.  143  ;  Ba- 
ker V.  Whiciagr,  3  Sumn.  476. 


(3)  Goodtitle^v.  Bailey,  Cowp.  597. 

(4)  Mestaer  v.  Gillespie,  11  Ves.  625  ;  Doe 
V.  Cole,  7  Barn.  &  C.  243. 

(5)  Touch.  83  ;  Heyward's  case,  2  Rep.  35  ; ' 
Co.  Lit.  145  a ;  Darrell  v.  Gunter,  "W.  Jones, 
266;  2  Rolle's  Abr.  787,  pi.  7  ;  16  John.  178; 
Jackson  v.  Hudson,  3,  375. 
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gain  and  sale,  for  want  of  a  seal ;  and  as  a  covenant  to  stand  seized, 
because  tbere  was  no  consideration  of  love  and  affection. (l)(a) 

26.  It  is  said,  that  against  a  consideration  alleged  in  a  deed  or  a  use 
declared,  no  averment  to  tbe  contrary  can  be  received.(2)  The  rule 
of  law,  which  excludes  parol  evidence  to  vary  or  contradict  written 
agreements.(&)  founded  both  upon  the  common  law  and  the  statute  of 
frauds,  is  alike  applicable  to  sealed  and  unsealed  writings,  whether  re- 
lating to  land  or  other  matters ;  and  therefore  does  not  seem  to  require 
special  remark  in  treating  of  the  constructioii  of  deeds.  It  seems  suffi- 
cient to  notice  the  principles  and  some  of  the  cases  upon  the  subject, 
which,  though  illustrative  of  the  general  rule,  relate  particularly  to  con- 
veyances of  land. 

27.  It  was  agreed  between  A  and  B,  in  writing,  that  B  should  take 
the  grass  and  vesture  of  hay  upon  land  of  A.  Held,  parol  evidence 
was  inadmissible,  that  B  was  to  have  the  land  itself,  and  also  another 
parcel  of  land,  by  virtue  of  a  parol  agreement  made  at  the  same  time 
with  the  writing.  So,  a  parol  agreement,  previous  or  subsequent  to  the 
execution  of  a  deed,  cannot  be  shown,  in  order  to  extend  well  defined 
boundaries.  So,  a  deed,  specifying  one  reservation,  and  silent  as  to  tbe 
postponement  of  possession,  excludes  any  verbal  stipulation  to  that  ef- 
fect.(3) 

28.  So,  where  land  is  let  at  a  certain  rent,  in  an  action  against  the 
executor  of  the  lessee,  parol  evidence  is  inadmissible,  that  the  les- 
see, in  addition  to  this  rent,  agreed  to  pay  the  ground  rent  to  the  ground 
landlord.  It  seems,  this  evidence  would  be  admitted,  in  connection 
with  proof  that  the  lessee  had  actually  paid  the  ground  rent.  The  cir- 
cumstance, that  the  additional  rent  is  to  be  paid  to  a  third  person,  does 
not  alter  the  general  principle.(4) 

29.  Debt  for  rent,  upon  a  lease  for  nine  years,  rendering  rent.  Parol 
evidence  is  admissible  of  an  agreement,  that  for  the  last  nine  months 
no  rent  should  be  paid. (5) 

30.  A  condition  or  trust  cannot  be  coupled,  by  parol  evidence,  with  a 
deed  on  its  face  absolute. (6) 

30  a.  Persons  who  are  not  parties  to  a  deed,  or  privies  in  estate,  may, 


(1)  TJnaervvood  v.  Campbell,  U  K  H.  393. 

(2)  Jeiik.  166;  4  Har.  &  J.  278;  Parler- 
iche  V.  Povvlet.  2  Atk.  384;  15  Pick.  69; 
Revere  v,  Leonard,  1  Mass.  91  ;  Hpwe  v. 
Bass,  2,  380;  15,  85;  Deu.  v.  Monjoy,  2 
Halst.  173  ;  Hodges  v.  Hodges,  2  Cush.  455  ; 
Rathbun  v.  Rathbun,  16  Barb.  98  ;  Bank,  Ac. 
V.  Whyte,  1  Md.  Cli.  53G.     (But  see  Tiioinp- 


aon  V.  M'Clenachan,  17  S.  &  R.  113;    Rich  v. 
Elliott,  10  Verm.  211.) 

(3)  Meres  v.  Ansell,  3  "Wils.  270  ;  Pasley 
V.  Eiio-lish,  5  Gratt,  141 ;  Cathcart  v.  Chand- 
ler, 5  Strobh.  19. 

(4)  Preston  v.  Merceau,  2  Black.  R.  1249. 

(5)  Hultz  V.  Wright,  16  S  &  R.  345. 

(6)  Flint  V.  Sheldon,  13  Mass.  443.  (See 
Maccubbiu  v.  Cromwell,  7  Gill  &  J.  157.) 


(a)  An  instrument,  containing  a  power  of  attorney,  to  transact  business  in  relation  to  all 
lands  granted  and  to  be  given  to  tiio  constituent  by  Congress,  Ac,  and  to  take  the  same  into 
po.ssossion,  as  Ihe  attorney's  own  property,  containing,  also,  the  following  clause: — "  I  do 
hereby  grant,  bargain  and  saW,  the  siiid  lands  to  A,  (tlie  attorney.)  his  heirs  and  assigns,  for- 
ever;" was  held  a  liargain  and  sale,  and  to  transfer  a  lot  subsequently  patented  to  the  con- 
stituent, as  a  revolutionary  soldier.     TVillson  v.  Betis,  4  Denio,  201. 

(/>)  Somevviiat  ilill'iMont  rules  upon  this  subject  prevail  in  law  and  equity.  Thus,  where 
an  issue  was  awarded  hy  a  court  of  equity,  to  determine  the  genuineness  of  the  signature 
of  tlie  grantor  to  a  deed,  and  his  competency  at  tlio  time  to  execute  it ;  and  the  jury  found 
in  favor  of  tiie  deed,  but  ilie  evidence  showed  tiiat  the  grantor's  intention  was  to  produce  a 
result  entirely  differciit  from  that  effected  by  the  deed  as  it  was  written ;  a  now  trial  was  or- 
dered.    Lansing  v.  Russell,  3  Barb.  Ch.  325. 
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in  case  they  have  an  interest  in  the  subject  mutter,  which  may  be  inju- 
riously or  fraudulently  affected,  if  the  truth  cannot  be  shown,  prove 
by  parol  the  true  character  of  the  transaction,  although  the  parties  and 
their  privies  would  be  estopped  from  doing  so.(l) 

31.  It  is  the  general  rule,  that  collateral  fads^  tending  to  explain  or 
support  a  deed,  may  be  proved  by  parol  evideiice.(a)     As,  for  instance, 

(1)  Taylor  V.  Baldwin,  10  Barb.  582. 

(a)  It  is  held  in  Xew  York  that,  after  a  sale  on  execution,  and  deed  to  a  purchaser,  ex- 
trinsic evidence  cannot  bo  resorted  to  of  the  intent  of  the  sherift'  in  making  the  sale;  the 
rules  applicable  to  a  deed   inter  partes  do   not  apply.     Mason  v.  Wiiite,  11  Barb.  173. 

Extrinsic  circumstances  may  be  resorted  to,  to  explain  the  terms  used  in  a  sheriff's  deed, 
and  to  locate  the  premises  described ;  but  only  for  the  purpose  of  establishing  and  carrying 
out  the  intent  expressed.     lb. 

Tlio  general  rules  of  law  upon  this  subject  iiave  been  soraewliat  modified,  with  reference 
to  a  division  or  partition  of  land  between  jomt  owners,  or  tlie  establishment  of  boundary 
lines  between  adjoining  owners. 

Parties,  whose  lands  join,  may  agree  upon  a  dividing  line  between  them  by^parol,  and  es- 
tablish monuments,  and  tliis  will  bind  them  until  they  make  a  sub.sequent  agreement.  But 
possession  up  to  a  line,  established  for  temporary  purposes  only,  is  not  evidence  of  title . 
Clough  V.  Bowman,  15  K  H.  504. 

A  parol  agreement,  fixing  a  dividing  line  and  its  position,  with  possession  immediately 
following,  is  conclusive,  and  is  not  within  the  statute  of  frauds.  Lindsay  v.  Springer,  4 
Harring.  647. 

It  has  been  held,  that  partition  may  be  presumed  from  a  long  several  liolding  by  heirs  of 
one  ancestor.  So,  in  North  Carolina,  that  partition  without  deed  is  valid,  if  made  by  hvery 
of  seizin  on  the  land.  And,  in  New  York,  if  followed  by  separate  possession.  In  South 
Carolina,  not  unless  thus  perfected.  Slice  v.  Derrick,  2  Rich.  627;  MeCall  v.  Reyliold,  1 
Harring.  146;  Walker  v.  Bernard,  Cam.  &  N.  82;  Anders  v.  Anders,  2  Dev.  532;  Corbin 
V.  Jackson,  14  Wend.  619  ;  Ryerss  v.  Wheeler,  25,  434.  Sea  McCann  v.  Edwards,  6  B. 
Mon.  203. 

But  in  Massachusetts,  a  parol  partition  by  joint  tenants,  &c.,  is  void,  being  witliin  the 
Statute  of  Frauds;  and,  notwithstanding  a  several  occupancy,  they  remain  jointly  seized; 
for  a  partition  by  deed  cannot  be  inferred  from  a  several  possession  in  fact.  Sach  parntion 
is  not  a  question  of  law,  but  of  fact,  for  the  jury.  Porter  v.  Perkins,  5  M^ss.  233;  Porcer 
V.  Hill,  9,  34.     See  Folger  v.  Mitcliell,  3  Pick.  396.  • 

But  if  there  is  an  ambiguity  in  deeds  of  partition  between  tenants  in  common,  as  to  the 
boundary  meant  to  be  established,  parol  evidence  is  admissible,  that,  two  years  before,  they 
agreed  to  divide  the  land,  surveyed  it,  made  a  wall  conformable  to  the  line  tlius  settled,  and 
ever  after  occupied,  respective!}',  upon  each  side  of  the  wall.  And  tliis  evidence  cannot  be 
controlled  by  parol  proof,  t'nat,  when  the  survey  was  made,  they  agreed  to  divide  the  land 
into  equal  parts,  but  by  mistake  the  wall  was  wrongly  located.  Crafts  v.  Hibbard,  4  Met. 
438.  See  Gray  v.  Berry,  9  N.  H.  473.  Hobbs  v.  Parker,  31  Maine,  143.  If  one  tenant, 
occupying  alone,  sow  the  land,  and  wliile  the  crops  are  growing  partition  is  made,  each 
tenant  will  own  that  part  of  the  crop  growing  upon  his  own  property.  Callioun  v.  Curtis, 
4  Met.  413.  A  covenant  between  tenants  in  common,  that  a  certain  parcel  of  their  land 
shall  be  occupied  by  tliein,  tlieir  lieirs,  &c.,  in  common,  as  a  yard,  is  no  bar  to  a  petition  tor 
partition.  Neither  party  can  on  this  ground  maintain  the  plea  of  sole  seizin  ;  and  partition 
will  not  vary  the  previous  right  of  occupancy.  Fisher  v.  Dewerson,  3  Met.  544;  ace.  Black 
V.  Tyler,  1  Pick.  150.  Where  parties  leave  a  question  ol' bounrlartj  to  arbitration,  by  a  parol 
submission,  the  award  is  binding,  and  settles  their  rights.     Bowen  v.  Cooper,  7  Watts,  311. 

A,  B  and  C,  owners  of  lands  adjoining  to,  and  witli  tlie  right  reserved  by  will  of  passing 
and  repassing  over  and  upon,  the  lauds  of  D  and  E,  in  order  to  cart  ''sea-weed  and  sand, 
at  any  time  when  they  should  see  fit,  and  tip  it  out  in  a  heap,  wiiere  it  should  be  most  con- 
venient and  least  prejudicial,  and  cart  it  off  at  tlieir  leisure,"  to.gether  with  D  and  E,  sub- 
mittHd,  by  rule  of  court,  to  referees,  their  differences  of  opinion  as  to  the  nature  and  efl'ect 
of  the  above  named  reservations  and  privileges,  contained  in  the  will,  and  as  to  the  manner 
of  enjojnng  the  same,  with  all  questions  growing  out  of  the  intent  and  ineaning  of  said  will; 
and  iliL-  referees  reported  thrreon,  di'clariiig  tlie  legal  effect  of  the  reservations  in  the  will, 
and  [ireseribing  the  manner  of  collecting,  depositing  in  heaps,  ami  carting  across  tlio  lands 
of  said  D  and  E  the  a^iove  mentioned  sea  weed  and  sand,  which  report  was  confirmed  by 
the  court  Held,  said  report  otdy  defined  and  settled  tlie  joint  rights  of  the  parties,  ami  pro- 
vided for  their  enjoyment  as  joint  rights,  and  did  not  operate  as  a  partition.  Bailey  v. 
Sisson,  1  R.  I.  L.  233. 
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the  payment  of  a  pecuniar}^  consideration,  in  case  of  a  bargain  and 
sale.  So,  in  case  of  a  lease,  it  may  be  shown,  by  parol  evidence,  who 
is  to  repair,  nothing  being  expressed  upon  the  subject.  But  the  term 
cannot  be  shortened  or  increased,  nor  the  rent  enlarged.(l)  So,  it  is 
held,  that  to  contradict  a  deed  by  showing  a  mistake  in  the  person  who 
wrote  it,  evidence  is  inadmissible  of  matters  w^hich  did  not  take  place 
at  or  about  the  time,  and  of  which  it  did  not  appear  that  the  person  to  be 
affected  was  cognizant.(2)  So,  where  a  lease  is  made  by  A  to  B,  for 
one  year,  parol  evidence  is  inadmissible  that,  on  the  day  on  which  the 
lease  was  made,  but  after  its  execution,  it  was  agreed  that  B  should  oc- 
cupy until  the  affairs  between  A  and  a  third  person  were  settled,  and 
that  these  affairs  had  not  been  settled,  although  two  years  had  elapsed. (3) 
32.  Where  the  consideration  named  was  £28,  parol  evidence  was  re- 
ceived that  the  true  consideration  was  £30.(4) 


(1)  Cheyney's  case,  5  Rep.  G8  b;  Mildmay's 
ease,  1  Rep.  176 a;  2  Rolle's  Abr.  786,  N.  pi. 
1;  Preston  V.  Merceau,  2  Black.  R.  1249  ;  Hall 
V.  Leonard,  1  Pick.  27  ;  8canlan  v.  Wright, 
13,530;  Sanders  v.  Eilley,  12,  554;  Gibson 
V.   Tyson,  5  Watts,  .34 ;   Hodges  v.  Strong, 


10  Yerra.  247  ;  Fish  v.  Hubbard,  21  Weud. 
651  ;   Pride  v.  Lunt,  1  Appl.  115. 

(2)  Wager  v.  Chew,  3  Harris,  323. 

(3)  Ylieeler  v.  Cowan,  25  Maine,  283. 

(4)  King  V.  Scaramonden,  3  T.  R.  474. 


The  proprietors  of  certain  land,  held  in  common  and  undivided,  who  managed  the  same 
as  a  corporation,  under  the  act  of  1786,  c.  53,  {'dev.  Sts.  c.  43,  sees.  20,  43,)  cau.sed  the  land 
to  be  surveyed  and  divided  into  lots,  and  partition  to  be  made  among  the  sereral  proprietors, 
and  entered,  with  a  plan  of  the  same,  upon  the  records  of  the  proprietary,  which  partition, 
not  V)eing  made  in  conformity  with  the  statute,  had  only  the  effect  of  a  partition  by  paroL 
The  proprietor,  to  whom  lotnumberone  was  assigned,  conveyed  a  portion  thereof  to  one  who 
was  not  a  proprietor;  and  the  residue  of  the  same  was  seized  on  execution  and  set  off  to  a 
creditor  of  such  proprietor,  who  was  himself  a  proprietor.  The  proprietors  subsequently 
made  partition  by  deed,  according  to  the  above  division,  in  which  the  whole  of  lot  No.  1,  (the 
original  proprietor  having  fled  the  country,  and  his  grantee  not  being  a  proprietor,)  was  con- 
veyed to  the  execution  creditor,  who  never  made  any  claim  to  that  part  of  the  lot  which  had 
been  conveyed  bj'  the  original  proprietor,  but  suffered  the  grantee  thereof,  and  those  claim- 
ing under  him,  to  remain  in  possession.  Held,  the  deed  from  the  original  proprietor  of  lot 
number  one,  of  a  part  thereof^  was  not  void,  but  voidable  only  by  liis  covenants;  and  that 
the  proceedings  of  the  proprietors,  instead  of  disaffirming,  were  a  confirmation  of  the  same. 
Dall  V.  Brown,  5  Cush.  289. 

All  the  tenants  in  common  of  a  lot  of  land,  except  one  absent,  made  a  parol  partition,  in 
which,  at  the  request  of  one  of  those  present,  the  sliare  of  the  absent  one  was  set  off  to- 
gether with  his,  and  actual  and  exclusive  possession  was  taken  of  the  several  shares  by  those 
to  whom  they  were  allotted.  Held,  the  absent  one  might,  after  the  lapse  of  sixteen  years, 
maintain  ejectment  for  his  share  against  the  one  who  had  had  it  allotted  to  himself  [Burn- 
side,  J.,  dissenting.]     McMahan  v.  McMahan,  1  Harris,  376. 

Held,  also,  that  the  entry  of  the  defendant,  on  all  the  land  set  of!' to  him,  was  such  apart 
performance  as  would  take  the  case  out  of  the  statute  of  frauds,  although  he  had,  during 
the  life,  and  with  the  permission  of  the  last  owner,  occupied  a  part  of  the  land  afterwards 
allotted  to  him. 

A  p.irol  agreement  respecting  the  boundary  between  adjacent  lands  is  not  binding,  where 
there  was  a  previous  definite  boundary,  and  the  party  setting  up  such  agreement  had  not,  at 
the  time  of  making  it,  a  valid  title  to  the  land  claimed  by  him.  Lewallen  v.  Overton,  9 
Humph.  76. 

The  mere  acquiescence  in  a  line,  as  a  dividing  line  between  adjoining  proprietors,  for  fif- 
teen yeans,  although  but  one  of  them,  and  perhaps  neither,  is  in  actual  possession,  is  suffi- 
cient to  est  iblish  it  as  the  true  line,  if  known  and  claimed  i)y  both  proprietors.  Brown  v. 
Edson,  23  Verm.  435. 

In  South  Carolina,  a  parol  partition  will  bo  enforced,  if  already  partly  executed.  Good- 
hue V.  Barnwell,  Rice,  198.  Where  adjoining  owners  agree  by  parol,  upon  a  line  of  par- 
tition, and  occupy  accordingly,  but  under  a  mistake  of  boundarj';  there  is  no  estoppel, 
especially  if  no  valuable  improvements  have  been  made.  Tolman  v.  Sparhawk,  5  Met. 
469.  Where  four  persons  purchased  land,  and  agreed  upon  streets  and  lots  according 
to  a  plan,  and  died;  it  was  lield,  that  the  estate  was  not  subject  to  partition.  Peck  v.  Cord- 
■well,  2  Beav.  137. 


CHAP.  Lxxxni.j 


CONSTRUCTION  OF  DEEDS. 


345 


83.  In  the  construction  of  a  grant,  tlie  court  will  take  into  view  the 
attendant  circumstances,  the  situation  of  the  parties,  the  state  of  the 
country,  and  of  the  thing  granted.  So,  if  the  terms  of  a  deed  are 
doubtful  as  to  the  boundaries.  But  a  specificlocation  in  a  deed,  as,  for 
instance,  adjoining  a  certain  river,  cannot  be  contradicted  by  parol  evi- 
dence, unless. there  is  a  latent  ambiguity. (l)(a) 

34.  Ancient,  and  perhaps  other  writings  and  titles,  may  be  explamed 
by  extrinsic  evidence  of  a  practical  construction  as  to  boundary  and  ex- 
tent ;  which  may  be  proved  by  actual  occupation.  So,  the  boundaries 
of  an  ancient  grant  by  course  and  distance  may  be  enlarged,  by  proof 
of  a  usage  of  surveyors  in  a  neighboring  township,  to  overrun  the 
measurement.(2) 

35.  The  acts  and  declarations  of  parties,  as  to  the  location  of  land, 
may  control  courses  and  distances  in  a  deed  ;  though  the  parties  were 
ignorant  that  they  could  have  this  effect.  But,  where  certain  land  is 
legally  included  in  a  dted,  the  purchaser's  ignorance  of  this  fact,  and 
his  afterwards  speaking  of  it  as  belonging  to  the  seller,  have  no  effect 
upon  his  title,  unless  third  persons  have  been  affected. (6) 

36.  Acquiescence  in  an  erroneous  location  for  eighteen  years,  is  con- 
clusive upon  a  party  making  or  acquiescing  in  such  location. (3) 

37.  Some  authorities  favor  the  doctrine,  that  a  deed  cannot  be  con- 
strued by  the  acts  of  the  parties,  or  other  extraneous  circumstances, 
unless  the  words  are  doubtful.  This  leads  us  to  speak  briefly  of  amhi- 
guities.(4:){c) 

38.  Ambiguities  are  either  pafe?i^  or  latent  Where  an  ambiguity  is 
patent,  or  apparent  upon  the  face  of  the  deed,  without  reference  to  any 
extrinsic  proof;  it  cannot  be  explained  by  parol  evidence,  and  avoids 
the  deed.(o)((i) 


(1)  Adams  V.  Frothinghaiu.  3  Mass.  352; 
4,  205:  Leland  V.  Stone,  10,  459;  Nichols  v. 
Lewis,  15  Conn.  137.  See  Hobbs  v.  Parker, 
31  Maine,   143. 

(2)  Codman  v.  "Winslow,  10  Mass.  146; 
Owen  V.  Bartholomew,  9  Pick.  520  ;  Living- 
ston V.  Ten  Broeck,  16  John.  14;  Clark  t'. 
Jklunyan.  22  Pick.  410  ;  Boliek  v.  Bolick,  1 
Ired."244. 

(3)  Rockwell  v.  Adams,  6  Wend.  467 ;  An- 
derson V.  Nesbit,  2  Rawle,  114;  Christine  ». 
Whitehill,  16  S.  &  R.  98;  Frost  v.  Spauld- 
ing,  19  Pick.  445. 


(4)  4  Cruise,  205;  Miller  v.  Bristol,  12 
Pick.  554 ;  Howard  v.  Rogers,  4  Har.  &  J. 
278. 

(5)  Storer  v.  Freeman,  6  Mass.  435  ;  8,  83  ; 
Stackpolet;.  Arnold,  11,  29  ;  15,85;  Culler  r. 
Tufts,  3  Pick.  273;  Dygert  v.  Platts,  25 
TVend.  402.  See  Becton  v.  Chesnut,  4  Dev. 
&  B.  335  ;  Harden  v.  Ewing,  1  B.  Monr.  113  ; 
Clayton  v.  Nugent,  13  Mees.  &  W.  200; 
Bradley  v.  Washington,  &c.,  13  Pet.  89 ;  His- 
cocks  ;;.  Hiscocks,  5  Mees.  &  W.  363  ;  Rich- 
mond V.  Farquhar,  8  Blackf.  89 ;  Weeks  v. 
Eaton,  15  N.  H.  145. 


(a)  Evidence  has  been  received,  that  by  the  word  river,  the  parties  did  not  intend  the  ordi 
nary  meaning  of  the  term.     Greenleaf  v.  Kitton,  11  N.  H.  530. 

(6)  In  tlie  construction  of  a  devise,  evidence  is  admissible  of  the  testator's  marking  out  the 
lot  devised,  and  this  boundary  shall  prevail  over  the  quantity  stated  in  the  will.  Hunt  v. 
Devling,  8  Watts,  403. 

(c)  It  has  been  held,  that  where  the  terms  of  a  deed  are  equivocal,  resort  may  be  had  to 
evidence  of  the  declarations  and  claim  of  right  of  the  party,  under  the  deed,  and  those  from 
whom  he  claims  title.  And  where  the  terms  of  the  deed  are  not  equivocal,  and  the  court 
give  to  it  the  proper  construction,  it  is  not  ground  of  error  that  such  evidence  was  received, 
when  no  use  was  made  of  it,  unless  as  a  guide  to  the  court.  Adams  v.  Warner,  23 
Verm.  395. 

Where  the  description  of  the  premises  is  sufficiently  certain,  by  reference  to  other  deeds, 
and  moinnnents  existing  when  those  deeds  were  made,  evidence  that  the  grantor,  when  he 
executed  the  deed,  pointed  out  a  monument  as  the  boundary,  which  was  not  the  true  one, 
would  not  amount  to  a  practical  location,  nor  limit  the  deed  to  the  monument,  there  being  no 
agreement  or  assent  on  the  part  of  the  grantee.     Clough  v.  Bowman,  15  N.  H.  504. 

{d)  But  it  has  been  held,  that  where  there  is  an  inconsistency  between  the  date  and  the 
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39.  But  where  an  ambiguity  arises  from  some  fact  disclosed  by  parol 
evidence,  it  may  be  explained  or  removed  by  evidence  of  the  same  kind. 
Thus,  if  one  convey  the  manor  of  S.,  and  it  is  proved  that  there  are 
two  manors  of  this  name,  a  nortli  and  a  south  manor,  parol  evidence  is 
admissible  to  show  which  was  meant.  So  land  and  monuments,  referred 
to  as  boundaries,  may  be  located  by  parol  evidence.  So  where  there 
are  two  persons  of  the  same  name,  father  and  son,  in  the  same  town, 
and  one  of  this  name  is  grantee,  it  may  be  shown  by  parol  proof  that 
the  son  was  intended.  (See  ch.  84,  sec.  17.)  And  where  words  are 
used,  having  a  fixed  meaning,  but  still  varying  according  to  the  subject 
contemplated  by  the  parties;  this  is  held  to  constitute  an  intermediate 
class  of  ambiguities,  open  to  explanation  by  parol  evidence.(l) 

39  a.  Where  there  are  two  or  more  monuments,  either  of  which  may 
be  that  designated,  parol  evidence  is  admissible  to  show  which  is  the 
one  intended.  But  this  may  be  settled  by  a  farther  description  in  the 
deed,  showing  which  is  the  true  boundary  .(2)  So  where,  by  the  regis- 
tered title,  the  divisional  line  of  lands  is  described  to  be  at  a  mark,  a 
given  distance  from  a  monument,  and  the  place  of  the  mark  is  not 
identified,  such  given  distance  may  be  controlled  by  other  evidence  as 
to  the  locality  of  the  line.(3) 

40.  Where  a  deed  gives  a  description  which  has  not  acquired  a  fixed 
legal  construction,  or  refers  to  a  boundary  which  is  variable;  parol 
evidence  is  admissible  to  explain  the  deed.  Thus,  a  deed  bounded  the 
land  upon  a  pond,  which,  being  identified  by  the  terms  of  the  deed, 
proved  to  be  a  natural  pond,  the  height  of  which  was  varied  at  different 
times  by  means  of  a  dam.  Held,  parol  evidence  was  admissible,  that 
the  parties  agreed  upon  a  certain  line  as  the  boundary.(4) 

41.  Deed  of  land  adjoining  the  town  of  M.,  "  described  on  the  map 
as  swamp  land^^''  but  no  such  land  appeared  on  the  map.  Held,  parol 
evidence  was  admissible  to  explain  the  deed. (5) 

42.  By  ancient  deed,  the  privilege  of  cutting  timber  was  granted,  to 
be  used  for  huilding  upon  the  land.  Held,  it  might  be  proved,  in  con- 
struction of  the  deed,  that  the  grantee  had  with  the  grantor's  know- 
ledge cut  timber  for  fences.(6) 

43.  It  is  said  the  construction  of  a  grant  is  for  the  court,  and  not  for 
the  jury,  except  in  case  of  latent  ambiguity.(7)(a) 


(1)  Harding  v.  Suffolk,  1  Rep.  in  Clia.  U; 
Big.  Dig.  212;  Wing  v.  Burgis,  1  Shepl.  Ill; 
4  Har.  &  J.  278;  Collins  v.  Lemasters,  2  Bai. 
141;  Coit  V.  Starkweather,  8  Conn.  289; 
Putnam  v.  Smith,  4  Verm.  622  ;  Crafts  v. 
Hibhard,  4  Met.  438 ;  Atkinson  v.  Cummins, 
9  How.  479  ;  Barton  v.  Morris,  15  Ohio,  408. 

(2,  C'lough  V.  Bowman,  15  N.  H.  204. 

(3)  Moulton  V.  Powers,  32  Maine,  375. 


(4)  Waterman  v.  Johnson,  13  Pick.  261 ; 
Overton  v.  Woolfolk,  6  Dana,  371 ;  Railroad, 
&c.  V.  Ornisby,  7,  276:  Morton  v.  Jackson,  1 
Sm.  &  M.  494 ;  Eveleth  v.  Wilson,  3  Shepl. 
109. 

(5)  Morton  v.  Jackson,  1  Sm.  k  M.  494. 

(6)  Livingston  v.  Ten  Broeck,  16  John.  14. 

(7)  Thomas  v.  Godfrey,  3  Gill  &  J.  142  ; 
Harris  v.  Doe,  4  Blaekf.  377. 


recital  of  a  deed,  parol  evidence  is  admissible  to  explain  it.  Kelly  v.  Thompson,  7  Watts, 
401.  Omissions  will  not  be  supplied  by  more  conjecture.  Dismukesv.  Wright,  4  Dev.  &  B. 
206.  It  is  .said,  in  a  late  case,  "the  court  are  not  bound  to  find  out  a  meaning  (or  a  proviso 
framed  as  this  i.s."  Doe  v.  Carew,  2  Ad.  &  El.  (N.  S.)  321.  On  the  other  hand,  if  thero  is 
DO  ambiguity  on  the  fiice  of  the  deed,  it  cannot  bo  rendered  uncertain  by  extrinsic  lacta. 
nor  parol  evidence  received  to  contradict  the  description  Bratton  v.  Clawsun,  3  Strobli.  127. 
(a)  Tiie  construction  of  a  grant  is  matter  of  law.  But  its  legal  effects,  dedueiblo  from  its 
terms  or  from  matt(;r  subsequent,  whereby  it  is  enlarged  or  abridged  so  as  to  include  or  ex- 
clude certain  premises,  is  matter  for  the  jury.     Frier  v.  Jackson,  8  John.  495.     See  infra,  ch. 
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44.  It  is  said,  tliough  a  deed  refer  to  extrinsic  matter,  the  explana- 
tion of  which  requires  parol  evidence,  such  evidence  is  not  admissible 
to  explain  or  contradict  the  deed  itself.(l) 

45.  In  equity,  where  a  material  pai't  of  an  agreement  has  been 
fraudulently  onutted,  or  the  intention  of  the  parties  mistaken  by  the 
drawer  of  the  deed;  parol  evidence  is  admitted. (2) 

46.  But  the  mistake  must  be  clearly  and  strongly  proved,  before  the 
court  can  correct  a  deed. (3) 

47.  It  seems  to  have  been  held,  even  at  law,  that  an  evident  omission 
or  mistake  in  a  deed  may  be  supplied  by  other  evidence.  Such  evi- 
dence is  also  admissible  in  case  o{  fraud.  This  rule  has  been  applied 
to  the  omission  of  the  name  of  the  grantor,  in  the  granting  part  of  the 
deed.  Thus,  where  a  deed  was  made  by  A  to  B,  for  the  purpose  of 
making  him  tenant  to  the  j^^'f^cij^e,  and  the  deed  showed  that  the  con- 
sideration was  paid  to  A,  and  that  the  object  was  to  bar  entails  and  re- 
mainders, and  assure  the  land  to  A  by  a  common  recovery ;  and  both 
the  deed  and  other  evidence  showed  that  the  land  belonged  to  A ;  but 
the  name  of  A  was  omitted  in  the  bargaining  part  of  the  deed  ;  held, 
it  was  still  a  valid  convey ance.(4)(a)     (But  see  infra,  ch.  84,  s.  148.) 

48.  Where  a  trust  deed  is  made  by  a  debtor  to  secure  a  debt  to  A, 
and  B's  name  is  used  by  mistake,  and  the  mistake  clearly  proved, 
equity  will  order  the  money  paid  in  the  first  instance  to  A.  So, 
where  words  of  inheritance  are  omitted  by  mistake.  Chancery  will 
supply  them.{o){b) 

49.  So  whefc  a  deed  contains  successive  limitations,  which  are  ar- 
ranged in  an  order  contrary  to  the  evident  intent  of  the  parties,  Chan- 
cerj-  will  transpose  this  arrangement.  Thus,  where  a  marriage  settle- 
ment, after  estates  for  life  to  the  husband  and  wife,  limited  remainders, 


(1)  South,  &c.  V.  Johnson,  1  McOord,  41 ; 
(Milling-  V.  Crankfield,  Ibid.  258.) 

(2)  4  Cruise,  212-13.  See  Parteriche  v. 
Powlet,  2  Atk.  384;  10  Pick.  279;  Cozens 
V.  Stevenson,  5  S.  &  R.  424 ;  Snyder  v.  Sny- 
der, 6  Binn.  483. 

(3)  Sowerbye  v.  Arden,  1  John.  Cha.  252. 


(4)  Christine  v.  Whitehill,  16  S.  &  R.  98  ; 
Lloyd  V.  Say,  1  Salk.  341;  10  Mod.  40;  4 
Bro  Pari.  Cas.  73.  See  Tyrell  v.  Comstock, 
10  Conn.  210. 

(5)  M'Call  V.  Harrison,!  Brock.  26;  10 
Conn.  243;  Peters  v.  Goodrich,  3  lb.  146. 


84,  sec.  92,  n.  The  jury  may  be  rightly  instructed,  that  if  they  believe  from  the  evidence, 
looking  to  the  monuments,  length  of  lines,  quantities,  actual  occupation,  &c.,  that  it  was 
more  probable  that  the  parties  "  intended  to  include  the  demanded  premises  than  other- 
wise,"  thej'  should  find  a  verdict  accordingly.     Reed  v.  Proprs.,  &c.,  8  How.  274. 

(a)  A  covenant,  omitting  the  name  of  the  covenantor,  has  been  held  void.  Day  v.  Brown, 
3  Ohio,  45.  But,  where  the  name  of  the  grantor  was  omitted  in  tlie  granting  part  of  the 
deed,  which  contained  covenants,  and  was  signed  by  husband  and  wife;  held,  it  seems,  the 
deed  was  good.     Carr  v.  Williams,  10  Ohio,  305. 

(h)  Parol  testimony  is  admissible,  in  equity,  to  explain  a  deed,  in  case  of  mistake  in  draw- 
ing it,  though  it  is  to  be  received  with  great  caution.  Lauderdale  v.  Hallock,  7  S.  &  M.  622. 
Ross  V.  Wilson,  7  S.  &  M.  753. 

Where  one  brings  an  action  at  law  founded  upon  an  alleged  mistake  in  a  deed;  although 
parol  evidence  of  the  mistake  is  not  admissible  in  such  action,  further  proceedings  therein 
may  be  stayed,  to  give  the  plaintiff  an  opportunity  of  filing  a  bill  in  equity  to  correct  the 
mistake.     Prescott  v.  Hawkins,  12  N.  H.  19. 

Description  by  metes  and  bounds,  the  same  containing  about  5  3-4  acres,  be  the  same  more 
or  less.  Held,  the  purchaser  might  prove  by  parol,  that  the  contract  was  for  so  many 
acres,  at  a  specified  price  per  acre,  and  that  a  mutual  mistake  was  made  in  the  measure- 
ment, by  which  the  quantity  was  suppose'd  to  be  larger  than  it  really  was;  and  might  n.ain- 
tain  an- action  for  money  had  and  received,  to  recover  the  excess  of  his  payment  over  the 
contract  price.     White  v.  Miller,  22  Verm.  380, 
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first  to  the  sons  in  tail  male,  and  then  to  trustees  for  years,  to  raise 
portions  for  younger  children,  and  declared  the  trust  of  the  terra  to  be 
a  support  for  such  children  from  the  husband's  death,  and  payment  of 
the  portions  of  the  younger  sons  at  21,  and  of  the  daughters  at  21  or 
marriage ;  upon  a  bill  in  equity  to  correct  an  error  in  the  settlement, 
after  a  recovery  suffered  by  the  tenant  in  tail ;  held,  the  limitation  to 
trustees  should  be  placed  before  that  to  the  sons  in  tail.(l)     {Supra,  s.  9.) 

50.  Chancery  will  correct  a  deed,  as  well  where  it  is  offered  in  de- 
fence, as  where  it  is  the  subject  of  relief  by  bilL(2) 

51.  It  has  already  been  stated  (Vol,  I.  ch.  20,)  that,  in  some  respects, 
different  rules  of  construction  are  applied  to  conveyances  at  common 
law,  and  those  operating  under  the  statute  of  uses.  The  latter  class 
of  deeds  have  sometimes  been  placed  on  the  same  footing  with  devises, 
in  which  it  will  be  seen  that  great  liberality  is  allowed.(3)  But  a  more 
strict  rule  is  now  adopted,  in  deeds  to  uses,  with  respect  to  mere  words 
of  Umitatmi,  though  words  regulating  or  modifying  the  estate  are  still 
liberally  construed.  It  is  said  that  a  deed  to  uses  is  not  to  be  con- 
strued so  beneficially  for  the  grantee  since,  as  before,  the  statute  of 
uses,  because  this  statute  turns  a  use  into  a  legal  estate  to  all  intents 
and  purposes. (4)  And  the  settled  doctrine  is  now  stated  to  be,  that 
conveyances  to  uses  and  deeds  at  common  law  are  to  be  construed  in 
the  same  manner, 

52.  The  construction  given  to  a  decla7ntion  of  trust  w\\\  depend  upon 
the  particular  form  or  mode  in  which  the  trust  is  created.  If  the  deed 
is  final,  definitely  fixing  the  trust,  so  that  the  only  future  change  must 
be  a  mere  transfer  by  the  trustee,  for  the  purpose  of  clothing  the  equit- 
able estate  with  a  corresponding  legal  title;  in  other  words,  if  the  trust 
is  an  executed  one;  the  instrument  is  construed  no  less  strictly  than  a 
legal  conveyance.  If,  on  the  other  hand,  the  trust  is  executory,  or  left 
open,  to  be  established  and  completed  by  a  future  conveyance,  to  which 
reference  is  made  in  the  original  deed  ;  in  decreeing  such  conveyance, 
the  original  deed  will  be  liberally  construed,  according  to  the  inten- 
tion. (5) 

58.  Upon  the  same  principle,  articles  of  agreement  are  always  con- 
strued liberally  in  Chancery ;  being  regarded  as  mere  minutes  or 
memoranda,  drawn  up  by  parties,  to  be  submitted  to  counsel  for  their 
guidance  in  preparing  a  conveyance.  The  rule  is  particularly  appli- 
cable to  marriage  articles.  And,  where  a  marriage  settlement  contains 
a  covenant  to  convey,  it  will  be  constructed  like  an  article  of 
agreement.(6) 


(1)  Uvedale  v.  Halfpenny,  2  P.  Wms.  151; 
Targus  v.  Puget,  2  Ves.  195;  Desell  v.  Casey, 
3  Des.  Cha.  84. 

(2)  Cliamberlain  v.  Thompson,  10  Conn. 
243. 

(3)  Carter  v.  P.ingstead,  Cro.  Eliz.  208 ; 
Leigh  V.  Brace,  Garth.  343  ;  Rigden  v.  Vallier, 
2  Ves.  252. 

(4)  2   Booth,    279;    Pearse  v.   Owens,    2 


Hayw.  234  ;  2  Bro.  233  ;  Doe  v.  Morgan,  3 
T.  R  765;  Alpass  v.  Watkins,  8,  519;  4 
Cruise,  215. 

(5)  Fearne,  218 ;  Roberts  v.  Dixwell,  1  Atk. 
608;   Maryat  V.  Townly,  1  Ves.  103. 

(6)  Blandford  v.  Marlborough,  2  Atk.  545  ; 
2  Col.  Jurid.  374;  4  Cruise,  215;  West  v. 
Biscoe,  6  Har,  &  J.  460. 
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CHAPTER  LXXXIV. 

TITLE  BY  DEED.     CONSTRUCTION.     FORMAL  PARTS  OF  A  DEED. 

1.  Clauses  iu  a  deed.  1  4t.  Definitions  of  terms  of  description. 

2.  Premises;  what.  .|  62.  What  passes  as  appurtenant;  easements, 
'6.   Date,  whether  necessary  or  conclusive,  j  mills,  ways,  &c. 

10.  Parties,  when  bound.  i  71.  Miscellaneous  examples   of  rights  per- 

12.  How   described ;    wliether    a   name   is  [  tainiiig  to  laud. 

73.  Description  by  reference. 
84.  General   and   special    descriptions ;    er- 
roneous additions,  &c. 
93.  Boundaries;  specific  monuments;  course 
and  distance;  quantity  of  land,  <tc. 
116.  Description,  whether  a  warranty. 
121.  Miscellaneous  examples. 


necessary,  &' 

19.  Deeds  from  and  to  heirs ;  heirs  female, 
&c. 

24.  Corporations  and  associations,  how  de- 
scribed. 

30.  Recital,  how  far,  and  upon  whom  bind- 
ing. 

39.  Consideration,  &c.  jl30.  Land  bounded  upon  water, 

40.  Description  of  property  conveyed;   what  j  134.  Exception,  reservation,  kc. 

suflicient.  Il48.  Habendum. 


1.  Having  considered  the  rules  of  law  relating  to  the  construction 
of  deeds  in  general,  we  proceed  to  enumerate  and  explain  the  several 
parts  or  clauses  of  a  conveyance,  and  the  principles  by  which  they  are 
to  be  interpreted.  This  inquir}^  has  been  in  part  anticipated  in  the 
introductory  chapter,  describing  the  general  nature  and  requisites  of  a 
deed  of  lands. 

2.  The  technical  meaning  of  the  premises  in  a  deed,  is  everything 
which  precedes  the  habendum.  The  premises,  in  fact,  include  the  most 
material  particulars  of  the  instrument.  They  determine  the  subject 
matter  of  the  deed.(l) 

3.  The  date  of  a  deed  is  no  part  of  its  substance,  and  not  necessary  to 
be  inserted ;  but  it  is  the  invariable  usage  for  deeds  to  be  dated,  and 
the  date  \&  prima  facie  evidence  of  the  time  of  execution.  Otherwise, 
where  it  is  shown  that  a  deed  was  antedated, (2) 

3  a.  Ejectment  for  dower.  It  appeared  that  the  husband  had  been 
long  seized,  and  the  defendant,  for  the  purpose  of  showing  a  convey- 
ance prior  to  the  marriage,  produced  a  deed  from  him,  dated  four 
months  before  that  event,  but  proved  to  have  been  subsequently  ex- 
ecuted, and  intentionally  antedated,  and  proved  and  recorded  some  time 
after  the  marriage ;  but  the  subscribing  witness  could  not  fix  the  time 
of  execution.  Held,  the  defendant  was  bound  to  show  its  actual  execu- 
tion to  have  been  prior  to  the  marriage;  and  also,  that  the  fact  of  ante- 
dating the  deed  furnished  a  presumption  that  it  was  executed  after  the 
marriage,  and  that  an  earlier  date  was  inserted  to  overreach  the  title  to 
dower.(3)(a) 

(1)  Sumner  v.  Williams,  8  Mass.  174  ;  [  Lyerly  v.  Wheeler,  12  Ired.  290;  Castigau  v. 
Manning  v.  Smith,  6  Conn.  289.  Gould,  5  Denio,  290. 

(2)  Jackson  v.  Schoonmaker,  2  John.  234  ;  '      (3)  Castigan  v.  Gould,  5  Denio,  290. 


(a)  So,  although,  in  general,  declarations  of  a  person  after  ha  has  made  a  deed  cannot  be 
received  to  impeach  it,  where  it  appears  that  the  deed  was  dated  back,  the  declarations  of 
the  grantor  made  before  the  real  date,  though  after  the  date  on  the  face  of  the  deed,  are  evi- 
dence of  the  fraudulent  intent  of  the  parties.     Ward  v.  Saunders,  6  Iredell,  382. 
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4.  The  date  of  a  deed  usuallj  meutions  the  3'ear  and  day  of  the 
month.  It  may  be  either  at  the  beginning  or  the  end.  The  former  is 
usually  the  case  with  indentures ;  the  latter  with  deeds-poll.  Where 
the  date  in  the  body  of  the  deed  differs  from  that  at  the  foot,  the  latter 
prevails.(l) 

5.  It  is  said,  a  date  m  figures  is  less  to  be  regarded  than  oue  in  a 
different  form. (2) 

6.  It  is  said,  that  formerly  deeds  yvere  not  dated  ;  for  the  reason,  that 
a  deed  dated  before  the  period  of  prescription,  which  was  constantly 
changing,  was  supposed  not  to  be  pleadable.  But  ever  since  the  reign 
of  Ell  ward  II,  deeds  have  been  dated. (3) 

7.  It  has  been  seen,  that,  in  the  absence  of  any  date,  a  deed  operates 
from  delivery.(-i) 

8.  Where  a  deed,  purporting  to  be  made  by  trustee?!,  was  dated  in 
1714,  and  the  grantors  were  not  trustees  in  that  year,  but  in  1717  ;  this 
fact  was  held  sufficient  proof  of  a  mistake  in  the  date,  and  the  convey- 
ance was  held  valid. (0) 

9.  Several  deeds  take  effect  according  to  priority  of  date,  or  delivery, 
or  registry.  If  constituting  parts  of  one  agreement,  the  law  supposes 
such  priority  as  will  best  effect  the  intention. (»',)     (Seech.  83,  sec.  6.) 

10.  *With  regard  to  the  parties  to  a  deed,  where,  of  several  grantors 
or  grantees,  a  part  are  capable  of  conveying  or  receiving  the  estate,  and 
a  part  incapable,  the  deed  shall  be  good  as  to  the  former,  though  invalid 
as  to  the  latter.(7.) 

11.  A  deed  does  not  bind  one  who  signs  and  seals  it,  unless  it  con- 
tain words  expressive  of  an  intent  to  be  bound.  Thus,  a  wife's  right 
of  dower  is  not  released,  though  she  execute  the  deed  of  her  husband, 
unless  it  contains  words  of  release.(8) 

12.  The  parties  to  a  deed  are  usually  described  by  their  Christian  and 
surnames,  occupation  and  residence.  Strict  accuracy  in  this  respect, 
though  usual  and  desiraVjle,  is  not  absolutely  necessar}'.  It  is  enough 
that  the  part}^  can  be  identified  and  distinguished  from  all  others.  Where 
there  is  a  double  name,  one  part  of  it  only  will  be  sufficient  to  give  effect 
to  the  deed.  If  the  Christian  name  is  mistaken,  but  the  title  or  office 
correctly  stated,  and  the  latter  is  such  ns  can  belong  to  but  one  person 
— as,  in  England,  the  Earl  of  Pembroke  ;  this  is  sufficient.  So  the  con- 
veyance may  be  made  to  a  wife,  without  any  Christian  name,  or  even 
by  a  wrong  name.  But  a  grant  by  a  Christian  name  or  a  surname 
alone  is  generally  void,  unless  aided  by  other  parts  of  the  deed,  or  by 
some  subsequent  act.(9)(a) 


(1)  4  Cruise,  216  ;  Colquhoun  v.  Atkinsons, 
6  Muiif.  550 ;  Morrison  v.  Caldwell,  5  Monr. 
433. 

(2)  Jackson  v  Schoonmaker,  2  John.  233 ; 
Geiss  V.  OiJenheimer,  4  Yeates,  278. 

(3)  4  Cruise,  216;   Co.  Lit.  6  a. 

(4)  4  Barn  &  C.  908. 

(5)  Jackson  v.  Sc^joouinaker,  2  John.  230. 


(6)  Taylor  u.  TTorde,  1  Burr.  106. 

(7)  Co.  Lit  45  a:  Touch.  81. 

(8)  Catliii  V.  Ware,  9  Mass.  220. 

(9)  Greely  v.  Steele,  2  N.  H.  284;  10  Pick. 
307;  Brae.  188  h:  Co.  Lit  3  a;  The  King  v. 
Chester,  Carth.  440;  i^owle  i'.  Sovvle,  10  Pick. 
376:  Dunn  i;.  Gaimes,  1  McL.  321. 


(a)  A  deed,  made  by  mistake  to  a  party  well  named,  cannot  at  law  enure  to  another 
party,  though  an  intention  to  that  effect  may  be  fairly  inferred  from  the  face  of  the  deed. 
Den'v.  Hay,  1  N.  J.  174. 

A  deed  is  valid  to  pa.ss  the  fee,  though  in  the  pmnting  part  the  grantor  is  also  named  as 
grantee;  where  it  describes  the  grantor  as  the  "  party  of  the  first  part,"  and  the  grantee  as 
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13.  A  conveyance  bj  an  heir  in  his  own  name,  but  subscribed  by 
hira  as  executor,  is  valid,  no  will  being  proved  to  exist.(l) 

14.  A  conveyance  to  A  and  son,  being  a  mercantile  firm,  it  seems, 
passes  an  interest  to  the  son. (2) 

15.  A  remainder  may  be,  and  often  is,  limited,  without  the  name  of 
the  party  who  is  to. take — as,  for  instance,  to  the  eldest  son  of  A.{S) 

16.  A  name  acquired  by  reputation  is  a  sufficient  designation;  as  in 
the  ca.se  of  a  bastar>l.(4)(a) 

17.  Where  a  conveyance  is  made  to  a  female,  and  a  person  formerly 
bearing  the  name  of  the  grantee  now  bears  another  name,  having  been 
married  ;  parol  evidence  is  admissible,  to  prove  that  she  is  the  party  in- 
tended, that  the  grantor  was  ignorant  of  her  marriage,  and  that  she 
was  the  only  one  claiming  to  bear  the  name  in  the  deed,  or  claiming 
title  under  it.(5) 

18.  A  soldier  conveyed  lands  by  indorsement  upon  his  discharge,  as 
"  the  600  acres  due  me  from  the  public,  as  a  soldier  in  Col  LamVs  re- 
giment of  artillery  J^  He  was,  in  f^ict,  a  soldier  in  a  different  regiment. 
Held,  the  words  in  italics  should  be  rejected  as  surplusage.(6) 

19.  A  grant  to  the  heirs  of  one  deceased  is  good.  The  parties  who 
are  to  take  may  be  ascertained  by  extrinsic  evidence.  But  a  convey- 
ance to  the  heirs  of  one  living  is  void.  The  intention  of  the  grantor  in 
such  case  cannot  be  ascertained. (&)  It  is  left  doubtful,  whether  after- 
born  children  are  to  take,  whether  the  deed  is  to  operate  immediately, 
or  at  the  death  of  the  father,  and  whether,  if  there  be  no  children,  bro- 
thers and  sisters  can  take.  So  a  conveyance  by  an  heir  apparent  is 
void. (7)     (See  Yol.  I,  Reversioner.) 

20.  A  remainder  to  the  right  heirs  of  A  and  B,  upon  the  death  of 
A  and  B,  passes  to  their  heirs  as  tenants  in  common.  But  if  A  and  B  are 
husband  and  wife,  it  goes  to  their  joint  heirs,  or  their  (■hildren.(8j 

21.  Where  a  party  to  a  deed  is  described  as  heir  at  law  of  A.  a  sur- 
viving devi.-ee  of  the  legal  estate,  this  description  is  no  evidence  of  the 
prior  death  of  co-devisees,  or  that  such  party  is  heir  of  A,  even  against 
another  party  to  the  deed. (9) 

22.  An  estate  may  be  limited  by  the  word  heir.ilO) 

(1)  Maverick  v.  Austin,  1  Bai.  59.  i  Davis   v.  Hayden;   9    Mass.    514;    Boone  v. 

(2)  Hoffiiiau  V.  Porter,  2  Broclc.  156.  I  Moore,  14  Mis.  420.     (See  Kitchens  v.  Craig, 


(3)  Co.  Lit.  3 
(4'  lb. 

(5)  Scanlan  v.  "Wright,  13  Pick.  523. 

(6)  Jackson  v.  Root,  18  Joiin.  60. 

(7)  4  Cruise,  218;  Shaw  u.  Loud,  12  Mass. 
447  :   Hall  v.  Leonard,  1  Pick.  27  :  Perk.  52; 


1  B^ii.  119.)     1  Pirt.  Dig.  255. 

(8)  2  Rolle's  Abr.  417,  pi.  6;  Roe  v.  Quart- 
ley,  1  T.  R.  630. 

(9)  Doe  V.  Dodd,  2  Nev.  &  M.  838. 

(10)  4  Cruise.  218.   See  the  State  v.  Engle, 
1  N.  J.  347. 


the  party  of  the  second  part,  with  an  habendum  clause,  to  the  latter.  In  such  case,  the  estate 
passes  iti  fee  to  the  party,  who  is  to  have  and  to  hold  the  premises.  Irwin  v.  Lougworth 
20  Ohio,  581.  ' 

A  conveyance  in  such  case  is  good,  where  the  grantee  is  described  by  sufiScient  terms  to 
designate  who  is  intended,  though  neitner  his  christian  or  surname  is  used.     lb. 

"Where  there  is  no  grantee  named  in  the  granting  part  of  a  deed,  the  party  named  in  the 
habendum  may  take.  "Where  the  grantor  is  named  as  grantee,  the  same  rule  applies  as  if  no 
grantee  were  named  in  the  premises.     lb. 

(a)  Devise,  to  A  for  life,  and  her  daughter.  B,  in  fee.  At  the  making  of  the  will,  A  had  an 
illegitimate  daughter,  B,  her  legitimate  daughter  of  that  name  having  died  six  years  before. 
Held,  parol  evidence  was  admissible,  that  the  testator  did  not  know  of  the  death  of  the  latter 
but  intended  the  devise  for  her.     Doe  v.  Beytion,  4  P.  &  Dav.  193. 

(b)  Where  a  note  was  given,  payable  to  "the  heirs  of  A,"  A  being  alive;  held,  the  pre- 
sumptive heir  of  A  could  recover  on  the  note.     Cox  v.  Beltzhoover,  1 1  Mis.  142. 
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28.  Lord  Coke  says,  wliere  there  is  a  limitaiion  to  the  heirs  female  of 
the  body,  a  daughter  cannot  take  the  estate,  there  being  also  a  son ;  be- 
cause she  corresponds  to  only  one  part  of  the  description,  viz.,  the  word 
female,  and  not  to  the  other,  the  worcf  heirs.  But  this  rule  has  been 
doubted,  though  sustained  by  Mr.  Hargrave  in  his  notes  to  Coke  upon 
Littleton.(l) 

23  a.  Deed  to  the  heirs  of  A  "  agreeable  to  the  will"  of  A.  No  will 
was  produced.     Held,  the  deed  was  valid. (2) 

23  h.  The  words  "  legal  representatives,"  used  in  a  deed,  cannot  be 
acted  upon  by  the  court,  unless  some  context  be  found  in  the  deed  to 
explain  them. (3) 

24.  The  description  of  a  corporation  must  be  such  as  to  identify  it. 
It  is  said  the  only  essential  circumstances,  or  the  four  first  principles  of 
substance,  are  the  names  of  persons^  of  houses^  foundations  or  dedications. 
But  the  grant  of  a  corporation  is  not  void  by  reason  of  any  variance 
in  addition^  inteiyosition^  omission  or  commutation. {^)  (See  cli.  80,  sec. 
65  &  sequ.) 

25.  A  grant  to  the  parishioners  or  inhabitants  of  a  dale,  or  the  com- 
moners of  a  waste,  or  the  churchwardens  of  a  parish,  is  held  void  for 
uncertainty.(5) 

26.  In  New  York,  where  a  grant  is  made  to  individuals  for  the  use 
of  a  church,  not  incorporated,  the  grantees  stand  seized  to  the  use; 
and,  upon  subsequent  incorporation,  the  use  becomes  executed,  and  the 
estate  vests.(6) 

27.  A  grant  to  "the  inhabitants  of  a  neighborhood,"  which  is  not 
defined  with  sufficient  certainty,  is  void.(7) 

28.  So  a  conveyance,  to  "  a  settlement  of  Friends  on  the  west  side  of 
S.  lake,"  is  too  vague  and  uncertain  to  constitute  a  competent  grantee 
at  law,  or  cestui  que  use,  whose  estate  the  statute  will  execute.  A  for- 
tiori, where  the  grant  is  to  A,  B  and  C,/or  themselves  and  their  associates, 
being  the  settlement  aforesaid,  the  persons  named  take  the  legal  estate, 
and  the  associates  only  an  equity.(8) 

19.  But  in  South  Carolina  it  has  been  held,  that  a  grant  by  a  British 
governor  of  an  uninhabited  tract,  to  A  and  his  associates,  is  not  void 
for  uncertainty.  The  word  associates  might  be  construed  to  mean 
assigns,  or  such  persons  as  should  choose  to  associate  with  A,  and  to 
whom  he  might  therefore  convey.(9)(a) 


(1)  Co.  Lit.  23  b,  n.  3;  Beck  ford  v.  Peadar- 
vis,  5  Bro.  Pari.  93;  Co.  Lit.  164  a,  n. ;  Good- 
title  V.  Burtenshaw,  Fearne,  Appen.  No.  1. 

(2)  Gearheart  v.  Sharp,  9  B.  Mon.  31. 

(3)  Tipping  v.  Howard,  6  Eng.  L.  &  Eq.  99. 

(4)  Faiisliaw's  case,  Moo.  235. 


(5)  Shep.  Touch.  235-6. 

(6)  Reformed,  &c.  v.  Veeder,  4  \vend.  494. 

(7)  Thomas  v.  Marshfleld,  10  Pick.  367. 

(8)  Jackson  v.  Sisson,  2  John.  Ca.s.  321. 

(9)  Duncan  v.  Beard,  2  Nott  &  M'O.  400; 
Williams  v.  Claiborne,  7  S.  &  M.  488. 


(a)  Indenture  between  A  and  B  of  the  one  part  and  "  the  school-house  and  its  employers  ;" 
(describing  its  location  ;)  "  in  consideration  of  love,  &o.,  to  the  school-house  and  the  congre- 
gation or  employers  thereof,  have  given,  granted,  aliened,  enfeoffed  and  conflrmed,  kc,  to 
the  sdiuol-liouse  and  congregation,  &c. — hrbendu'"  to  the  school-house  and  con<iTcg:itiou  or 
employers,  to  the  only  proper  use  of  the  school-house  for  ever."  Held,  the  deed  conveyed 
no  legal  title,  because  there  was  no  grantee,  nor  the  consideration  requisite  for  a  bargain  and 
sale;  but  it  was  a  valid  declaration  of  trust,  and  the  legal  estate  passed  to  the  oldest  son  of 
the  owner  at  his  death.     Morrison  v.  Beirer,  2  Watts  &  S.  81. 

Deed  to  "  A,  B  &  C,  trustees  of  the  D.  E.  congregation,  their  successors  and  assigns," 
said  congregation  being  a  religions  corporation.  Held,  that  by  tliis  deed,  the  leptl  title  was 
vested  in  A,  B  and  C,  individually,  and  not  in  the  corporation.  Deu  v.  Hay,  1  New  Jersey, 
174. 
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30.  Tlie  recital  in  a  deed  is  a,  part  not  absolutely  necessarj^,  but  com- 
monly used  to  explain  the  title  oC  the  grantor,  and  the  circumstances 
and  rerusons  of  the  conveyance.  It  is  said,  the  recitals  are  a  key  of  the 
construction,  where  the  operative  part  is  doubtfully  expressed,  not  other- 
wise. And  they  shall  not  control  the  latter,  though  less  specific  than 
the  recital,  Avhere  the  plain  intent  would  be  thereby  defeated.(l) 

81.  A  mis-recital  does  not  avoid  the  deed ;  more  especially  if  imma- 
terial and  irrelevant;  if  not  repugnant,  inconsistent  or  illegal.  As 
where  the  grant  of  a  reversion  mis-recites  the  commencement  of  the 
prior  lease ;  or  a  deed  mis-recites  the  grantor's  estate,  or  the  date  of  the 
prior  deed  to  himself.(2) 

32.  Lord  Coke  says,  a  recital  does  not  conclude,  because  it  is  no 
direct  affirmation.  But  it  has  been  held,  that  the  recital  of  a  particu- 
lar fact  binds  the  party  making  it,  hy  estopjjel.  Thus,  if  the  condition 
of  a  bond  recites  that  the  obligor  has  received  sums  of  money  for  the 
obligee,  for  which  he  has  not  accounted,  but  is  still  indebted,  he  is  es- 
topped to  deny  the  receipt  of  any  money.  (See  Estoppel.)  A  recital 
binds  the  grantee  only  as  to  the  land  convey ed.(3)(a) 

33.  A  recital  in  a  deed  cannot  operate  on  one  who  is  neither  party 
nor  privy  to  it.  Nor  is  the  partj'  to  a  deed  bound  b}'  recitals  in  other 
deeds,  through  which  he  derived  title.  So,  if  one  execute  a  deed  re- 
citing a  former  one,  to  which  he  is  a  party,  but  which  he  has  not  ex- 
ecuted, he  does  not  thereby  bind  himself  by  all  the  conditions  of  the 
former  deed.(-i)(6) 

(1)  Treasurers  v.  Lan,<r.  2  Bai.  430  ;  Bailey  23;  Co.  Lit.  352  b  ;  Siielley  v.  Wright,  Willes 
V.  Llovd,  5  Russ  339;  Cholmondeley  y.  dia- :  9 ;  Bowman  v.  Taylor,  2"Adol.  &  El.  278; 

ton,  2"B.  &  A.  625  ;  Bottrell  v.   Summers,  2  :  ( v.  Rostronj  lb.  2-i5  ;)  1  Har.  &  WolL 

T.  &  J.  407  ;  Cole  v.  Patterson,  25  Wend.  400  ;  Doe  v.  Fallows,  2  Tyr.  460  ;  Carver  v. 
456;  Schermerhorn  v.  Negus,  2  Hill,  335;  Jackson,  4  Pet  83;  Mehaff^  v.  Dobbs,  9 
Powell  V.  Powell,  5  Dana,  170;  Hancock  v.  Watts,  363  ;  Tull  v.  Owen,  4  T.  &  Coll.  192; 
Byrne,  lb.  514 ;  Doe  v.  Porter,  3  Pike,  IS ;  Carpenter  v.  BuUer,  8  Mees.  &  W.  209. 
Farrow  v.  Rees,  4  Beav.  18;  Crosby  v.  Chase,  (4)  Griggs  v  Smith,  7  Halst.  22.  (See 
5   Shepl.  369.     See    Wilkins  v.  Dingley,  29  ,  Crease  v.  Barrett,  5  Tyr.  458.)     Doe  v.  Shel- 


Maine,   73 ;   Inskeep  v.    Shields,  4    Harring. 
345. 

(2)  Wjthes  V.  Casson,  Hob.  128  ;  Lewen  v. 
Mody,  3  Leon,  i  35  ;  Jerman  v.  Orchard,  Skin. 
543 ;"  Duke,  &c.  v.  Graves,  9  Barb.  395. 

(3)  Huntington  v.   Havens,  5  John.  Cha. 


ton,  3  Ad.  &  El.  265;  Sims  v.  Meacham,  2 
Bai.  101  ;  Carpenter  v.  Buller,  8  Mees  &  W. 
209 ;  Boggs  v.  Varner,  6  Watts  &  S.  469 ; 
Joeckel  v.  Easton,  11  Mis.  118;  Goodwin  v. 
Kensett,  I  Smith,  126;  Wilkins  v.  Dingley, 
29  Mahie,  73. 


(a)  Children  are  not  estopped  from  setting  up  their  claims  to  their  father's  property,  by 
reason  of  recitals  in  a  deed  in  which  they  had  joined,  or  under  which  they  claimed,  that 
the  pprsonal  estate  had  been  bequeathed  to  the  wife  absolutely.  McKonkey's  Appeal, 
Harris.  253. 

(b)  It  is  said,  a  recital  binds  none  except  those  who  claim  under  tlie  party  making  such 
recital.  Doe  v.  Eirington,  8  Scott,  210.  But  it  is  iield  to  bind  them.  Thus,  the  defendant 
claimed  under  A.  who  claimed  under  a  conveyance  from  a  receiver  in  Chancery,  wliich  con- 
veyance recited  a  decree,  setting  aside  as  fraudulent  a  deed  from  a  former  owner.  Held, 
the  defendant  could  not  set  up  such  fraudulent  conveyance  as  a  valid  title.  Chatauque,  &c. 
V.  Risley,  4  Denio,  480. 

A  declaration  in  the  deed,  that  the  land  had  been  previously  granted  to  a  certain  person, 
is  not  evidence,  for  the  parties  to  the  deed,  of  such  grant.     Crump  v.  Tliompson,  9  Ired.  491. 

The  recitals  in  a  deed  of  the  marshal  of  a  court,  executed  under  a  decree,  are  no  evidence 
of  liis  iiutiioriiy  to  convey,  as  against  an  adverse  claimant.   Masters  v.  Yarner,  5  Gratt.  168. 

Where  a  decree,  directing  the  marsliMl  to  convey,  was  a  necessarj'-  link  in  a  chain  of  title; 
held,  it  was  not,  of  itselt;  competent  evidence  of  liis  autiiority  to  convey  tlie  land  embraced 
in  his  deed,  unless  it  designated  the  land  directed  to  be  conveyed;  but  that  the  whole 
record,  or  so  much  of  it  as  would  show  what  land  was  directed  to  be  conveyed,  must  be 
produced  with  the  decree.     lb. 
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84.  A  recital  of  one  deed  in  another  is  evidence  of  the  former,  after 
proof  of  its  execution  and  loss.  So  a  recital  of  a  former  deed  and  its 
loss;  as  against  the  grantor  and  his  privies.(l) 

85.  Where  the  deed  recites  that  the  land  is  subject  to  a  mortgage,  the 
covenant  of  warranty,  &c,,  does  not  bind  the  grantor  as  against  such 
mortgage,  it  seems.(2) 

86.  Where  a  deed  purports  to  convey  ^possibility^  a  recital  of  the  truth 
therein  does  not  bar  the  grantor  by  estoppel,  though  he  has  received 
the  consideration. (8) 

37.  A  grantee  is  presumed  to  understand  the  title  to  the  land,  so  far 
as  it  appears  by  the  recital.  But,  where  a  recital  is  obviously  made  as 
a  description^  and  not  by  way  of  deducing  tlie  title,  it  cannot  be  used  as 
evidence  of  title.(4) 

88.  A  general  grant  may  be  restrained  by  a  recital,  stating  the  object 
of  such  grant.  Thus,  where  the  recital  stated  that  the  grantee  had 
bought  a  certain  mill,  &c.,  and  contemplated  obtaining  a  greater  head 
of  water  than  was  then  used,  and  might  raise  the  old  dam  or  build  a  new 
and  higher  one,  which  might  flow  the  grantor's  land  ;  held,  tins  recital 
restrained  the  grant,  though  general  in  its  terms,  to  the  right  of  build- 
ing a  dam  at  the  place,  and  for  the  purpose,  mentioned  in  the  recital. (5) 

89.  After  the  recital,  follows  the  consideration,  and  ihe  receipt  of  it; 
and  then  the  words  of  grant  or  conveyance,  and  the  description  of  the 
property. 

40.  It  is  said,  the  description  of  the  property  cannot  be  too  minute 
and  accurate.  Thus,  indefiniteness  in  the  description  of  land  sold  for 
taxes  avoids  the  sale.(6)  And,  if  the  description  is  wrong,  it  will  con- 
trol even  the  acts  of  the  giantee  in  taking  possession  of  the  estate.(7) 

41.  Thus,  where  a  grantee  is  evicted  from  lands  taken  possession  of 
under  his  deed,  but  not  failing  within  the  description  in  the  deed,  he 
cannot  recover  on  the  covenants  of  seizin,  and  for  quiet  enjoyment.(8) 

42.  But  a  very  general  description  may  be  effectual  to  pass  lands, 
though  added  to  a  precise  descri{)tion  of  other  property.  Thus,  a  grant 
of  lands  in  the  patent  of  B,  and  of  all  other  lands  in  the  province  of 
New  York,  belonging  to  the  grantor,  passes  the  residue  of  his  lands  in 
New  York.  The  general  rule  is,  however,  that  a  particular  specification 
will  exclude  things  not  specified. (9) 

48.  A  conveyance  of  "all  lots  I  now  own  in  the  town  of  F,"  &;c.,  is 
good  for  all  that  can  be  identified. (10) 

44.  Land  may  be  described  by  numbers  of  lots,  in  figures — as,  "lot 
No.  54."  And,  though  the  figures  are  so  obscure  that  the  plaintiff 
reads  them  as  174,  and  the  defendant  84,  yet,  if  the  court  and  jury  are 
satisfied  from  the  whole  deed  that  the  former  reading  is  correct,  the 
deed  is  valid. (11) 

45.  In  equity,  as  well  as  at  law,  the  conveyance  of  a  whole  carries 


(1)  Ford  v.  Grey,  6  Mod.  45  ;  McCeskin  v. 
Leadhetter,  1  Kelly,  551.  (See  Beall  v.  Lyiiti, 
6  Har.  &  J.  336;  Ciirroll  v.  Norwood,  5,  164  ; 
Bowman  v.  T«ylor.  2  Ad.  &  Ell.  278  ) 

(2)  Jackson  v.  Hodman,  9  Cow.  271. 

(3)  Doe  V.  Scarborouwli,  3  Adol.  &  El.  2. 

(4)  Simpson  v.  Ilawkitis,  1  Dana,  327  ; 
Grifrgsv.  SmiU),  7  ilalst.  25;  (15  Pick.  68.) 

(5)'  Woods  V.  Nashua,  &c.,  5  N.  H.  467  ; 
Norton  v.  Leonard,  12  Pick.  157. 


(      (6)  Raymond  V.  Longworth.  4  McLean,  481. 

(7)  4  Cruise,  221.  See  Neel  v.  Huglies, 
10  Gill  &  J.  7. 

(8)  Tymason  v.  Bates.  14  Wend.  (;7l. 

(9)  Jackson  v.  Delancey,  11  John.  365  ;  13, 
557  ;  NicoU  v.  Tru.stees,  &e.,  1  Jolin.  Cha.  166; 
Moorv.  Moor,  Lofl't,  398;  2  Tyr.  178. 

(10)  Starling  v.  Blair,  4  Bibb,  288. 

(11)  Middlebury,  &c.  v.  Cheney,  1  Verm. 
536  ;  Jackson  v.  Ransom,  18  John.  107. 
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all  the  parts,  though  some  of  them  were  not  in  the  view  of  the  par- 
ties. (1) 

46.  A  deed  of  all  one's  share  and  interest  passes  reversionary  as  well 
as  present  estates.  So,  a  deed  conveying  "all  right,  title,  interest,  or 
claim  to  any  land  descended  to  mc  from  A  or  B,"  is  sufficiently  descrip- 
tive to  pass  title  to  any  legal  or  equitable  estate  which  the  grantor  in- 
herited from  A  or  B,(2) 

47.  In  the  description  of  real  property,  there  are  certain  technical 
terms,  appropriated  by  law  to  the  several  forms  in  which  that  kind  of 
property  usually  exists. 

48.  The  word  messuage  is  synonymous  with  dwelling-house  \{(i)  and, 
\f  granted  with  the  appurtenances,  includes  all  buildings  attached  to  or 
connected  with  the  house,  the  curtilage,  garden  and  orchard,  and  the 
close  in  which  the  house  stands.  But  not  any  greater  quantity  of  land, 
though  usually  occupied  with  the  house.(3) 

49.  The  word  farm  embraces  a  messuage,  and  all  the  kinds  of  lands 
used  there  with. (4) 

50.  A  homeslbad  is  the  place  of  the  house,  or  home  place.  Homestead 
farm  does  not  necessarily  include  all  the  parcels  of  land  owned  by  the 

grantor,  though  lying  and  occupied  together,  and  though  a  part  of 
them  are  conveyed.  Thus,  where  the  deed  begins  and  ends  the  descrip- 
tian  with  this  term,  but  further  speaks  of  the  land  asthe  same  con- 
veyed to  the  grantor  by  certain  specified  deeds,  the  particular,  controls 
the  general  description,  and  excludes  all  land  not  embraced  in  those 
deeds.(5)(i) 


(1)  Farnam  v.  Brooks,  9  Pick.  212. 

(2)  Sowle  V.  Sowle,  10  Pick.  376;  Barton 
V.  Morris,  15  Ohio,  408. 

(3)  Co.  Lit.  5  b ;  Smith  v.  Martin,  2  Saun. 
400. 


(4)  Co.  Lit.  5  a ;  Touch.  93. 

(5)  Woodman  v.  Lane,  7  N.  H.  241.     (See 
Jackson  v.  Berriiiger,  15  John.  471.)    Cloyes 

V.  Sweetsor,  4  Gush.  403. 


(a)  The  conveyance  of  a  dwelling-house  will  pass  a  shed  and  cliaise-house,  so  connected 
therewith  as  to  make  one  building.  Hilton  v.  Gilman,  5  Shepl.  2G3.  The  term  messuage, 
as  used  in  the  statute  relating  to  dower,  may  include  a  few  acres  adjacent  to  a  dwelling-house, 
but  not  a  whole  (arm.     Grimes  v.  Wilson,  4  Blackf.  331. 

Conveyance  of  a  dvvelling-honse  partly  fiuislied,  with  an  obligation  to  finisli  it.  There  was 
an  erection  a  story  and  a  halt  high,  with  rooms  for  the  family.  In  the  rear,  annexed  to  it, 
was  another,  one  story  high,  designed  for  a  kitchen,  and  annexed  to  that  was  another  unfin- 
ished erection,  designed  for  a  wash-room  and  other  appendages.  Held,  the  last  erection  was 
part  of  the  dwelling-house,  which  the  party  was  bound  to  finish.     Hovey  v.  Luce,  31  Maine, 

346.  ,         ^    .  , 

One  who  had  erected  buildings  on  land,  to  which  ho  neither  had  nor  clamied  title,  gave  a 
quit-claim  deed  of  "  the  house  and  stable,  on,  &c.,  built  and  occupied  by  me."  The  deed  con- 
tained none  of  the  usual  covenants  applicable  to  real  estate,  but  declared  that  the  grantor 
should  not  claim  "any  right  or  title  to  the  aforesaid  premises,  or  their  appurtenances,  or  any 
part  or  parcel  thereof,  forever."  Held,  nothing  passed  by  such  deed  except  the  mere  build- 
ings.    Derby  v.  Jones,  27  Maine,  357, 

(6)  A  was  the  owner,  and  long  in  the  occupation  of  a  farm,  to  which  he  added  a  tract  of 
wood-land.  He  then  mortgaged  to  B,  ''my  home  farm,  containing  seventy  acres,  more  or 
less,"  the  boundaries  excluding  the  wood-land.  He  afterwards  assigned  for  benefit  of  cre- 
ditors, "  the  farm  whereon  I  live,  containing  seventy  acres,  under  mortgage  to  B."  HeM, 
the  wood-land  passed  by  the  assignment.     Wheeler  v.  Randall,  6  Met.  529. 

A  granted  to  B,  "  a  certain  lot  of  land  situate  on  my  home  farm  in  W.,  on  the  west  side  oi 
the  road,"  containing  twenty  acres,  "  the  said  lot  to  contain  one  acre  in  such  shape  as  the 
said  [B]  may  choose,"  and  "said  one  acre  is  supposed  to  contain  a  ledge  of  limestone  or 
marble."  At  the  time  of  the  conveyance,  there  was  upon  the  twenty  acres  a  ledge  of  lime- 
stone or  marble,  and  at  a  distance  therefrom  a  dwelling-house,  barn,  and  other  buildings. 
Held,  that  B  had  no  right  so  to  locate  his  acre,  as  to  include  the  ledge  of  limestone  and  mar- 
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51.  Land  includes  any  species  of  soil,  and  all  buildings  erected  tliere- 
upon.(l) 

62.  A  grant  of  the  jjrofit  of  land,  accompanied  by  livery  secundum 
formam  chartce,  passes  tlie  land  itself,  with  all  below  and  above  it. (2) 

53.  A  grant  of  luoods  passes  tlie  land,  or  an  exclusive  right  so  lar  as 
is  necessary  for  the  support  of  the  trees.(3)     (See  infra^  sees.  l-i2-5.)  _ 

5i.  Pastures  includes  pasturage  land  of  the  grantor,  and  also  his 
pastures  and  feedings  in  the  land  of  others.  Meadows  passes  meadow 
land.(4) 

55.  Water  passes  only  the  fishery.  To  pass  the  water  itself,  the  de- 
scription should  be,  so  much  land  covered  iviih  tuater.  But  the  word 
pool  passes  both  water  and  land.  (5)     (See  pp.  100-1-13.) 

56.  The  grant  of  a  river  does  not  pass  the  soil,  nor  an  island  within 
it.    But  land  under  water  passes  as  la7id  within  the  bounds  mentioned. (6) 

57.  Where  one  owning  upon  one  side  of  a  stream,  and  also  the  bed 
of  the  stream,  conveys  to  the  opposite  owner  the  land  under  water  to 
the  centre,  reserving  the  right  to  butt  a  dam  on  both  shores,  and  cove- 
nanting to  allow  the  grantee  to  do  the  same ;  the  parti*  have  an  equal 
light  to  use  the  water.(7) 

58.  The  word  tenement,  though  in  its  popular  use  applied  only  to 
buildings,  includes,  in  law,  everything  of  a  permanent  nature,  which 
may  be  holden,  whether  corporeal  or  incorporeal. (8)     (See  ch.  1.) 

59.  The  words  "and  all  the  buildings  thereon,"  in  a  deed,  have  no 
legal  operation. (9) 

60.  The  conveyance  of  a  yard  will  not  pass  a  cellar  under  it,  if  an 
intention  be  shown  to  the  contrary. (10) 

61.  Manure,  lying  about  a  barn  upon  the  land  conveyed,  passes  as  in- 
cident thereto,  unless  expressly  reserved.(ll)     (See  ch.  1.) 

62.  An  easement  appurtenant  to  land  passes  with  the  land,  though 
the  deed  neither  mentions  the  easement,  nor  privileges  and  appurten- 
ances generally,  unless  it  be  expressly  reserved  by  the  deed,  or  by 
another  made  at  the  same  time.  And  the  rule  is  the  same  at  law  and 
in  equity.  But  an  easement  which  is  extinct,  or  which  has  no  legal 
existence,  though  used  de  facto,  does  not  pass  as  an  apj)urtenance.{l2){a) 


(1)  Co.  Lit.  4  a. 

(2)  Co.  Lit.  4  b;  Reed  v.  Reed,  9  M;iss. 
372;  Kehoboth  «.  Hunt,  1  Pick.  224;  Wor- 
cester V.  Green.  2,  425;  Bowers  v.  Porter,  4, 
203-4. 

(3j  Co.  Lit.  4  b;  Clap  i;.  Draper,  4  Mass. 
268. 

(4)  Co.  Lit.  4  h ;  Jackson  v.  Halstead,  5 
Cow.  216. 

(5)  Co.  Lit.  4  b. 

(6)  Jackson  v.  Halstead,  5  Cow.  216;  Rog- 
ers V.  Jones,  1  Wend.  237  ;  1  Price  P.  C. 
148. 


(7)  Case  V.  Hai<;bt.  3  Wend.  632.     See  Doe 
V.  Cullum,  4  Alab.  (N.  S.)  576. 

(8)  (^o.  Lit.  6  a.    I3ut  see  Stearns.  150  ;  An- 
gell  on  W.  C.  18. 

(9)  Crosby  v.  Parker,  4  Mass.  110;   7  John. 
217. 

(10)  Doe  V.  Burt,  1  T.  R.  701. 

(11)  Kittredge  v.  Woods,  3  N.  II.  503. 

■  (12)  Plant  V.  James.  5  Barn.  &  Adol.  791 ; 
Kent  V.  Waile,  10  Pick  138;  Pattison  V. 
Hull,  9  Cow.  747.  See  Chapman  v.  Gat- 
combe,  2  Bing.  N.  R.  516  ;  6  Conn.  289. 


ble,  and  from  thence  to  run  a  narrow  strip  of  land  (o  the  buildings,  and  include  within  his 
one  acre  lot  tlie  land  on  which  the  buildings  stood.     Grover  v.  Drummond,  25  Maine,  185.^ 

A  deed ''granted,"  &c.,  to  A,  "the  plantalion,"  on  wiiich  she  tiien  resided,  "together 
with  the  house,  outh-  uses,  and  appurtenances  tiiereunto  belonging,"  "  with  as  much  land 
adjoining  the  improved  plantation,"  &c.,  as  they  or  either  of  them  might  "  have  occasion  to 
occupy  tor  cultivation,"  "andasmuch  timber  lor  piantalion  purposes  as  might  be  necessary." 
Held,  this  did  not  convey  the  whole  tract,  wood  and  cultivated,  of  which  the  "  improved 
plantation,"  formed  a  part.     Ilext  v.  Jarrell,  3  Stroldi.  11. 

(a)  See  Easement.    (See  also  U.  S.  v.  Appleton,  1  Sumu.  492.)    A  grant  passes  every 
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<^3.  In  general,  land  cannot  pass  a-  appurtenant  to  land.  Thus  the 
convey.mce  of  a  mill,  with  the  appurtenances,  does  not  pass  the  soil  of 
a  way  imraemoriallj  used  to  such  mill.  So  a  highway  adjoining  upon 
land  conveyed  does  not  pass  with  it,  unless  included  by  reasonable  con- 
struction in  the  deed.(l) 

6-i.  But  a  wharf  and  dock,  as  connected  with  the  flats  in  front  of 
them,  are  not  regarded  as  land,  within  the  meaning  of  this  rule.  And 
from  necessity  a  conveyance  of  the  former  will  pass  the  latter  also.(2) 

65.  In  ^Massachusetts,  a  grant  of  land  bounded  on  marsh,  which  bor- 
ders on  flats  adjoining  the  sea,  does  not  pass  the  flats  by  virtue  of  the 
ordinance  of  1641.  The  flats  belong  to  the  proprietor  of  the  adjoining 
land,  whether  upland  or  marsh.  But  the  deed  of  a  wharf,  extending 
from  upland  below  high- water  mark,  and  bounding  on  an  arm  of  the 
sea  in  which  the  tide  ebbs  and  flows ;  will  pass  the  flats,  as  parcel  of 
and  appurtenant  to  the  wharf  (3) 

QQ.  The  grant  of  a  thatch  bank,  covered  with  water  at  high  tide,  does 
not  pass  the  flats  or  marsh  between  the  bank  and  low-water  mark,  or 
the  channel  of  the  river  upon  which  it  lies.(4)(a) 

67.  A  fence  standing  upon  the  land  conveyed,  or  intended  and  main- 
tained as  a  division  fence,  though  varying  from  the  true  line,  passes  as 
appurtenant,  unless  expressly  reserved.(5) 

67  a.  Wood  and  timber,  cut  down  prior  to  the  sale  of  land,  does  not 
pass  to  the  purchaser  of  the  land,  but  is  severed  from  the  inheritance, 
and  becomes  personal  property. (6) 

68.  The  construction  of  conveyances  of  mill  rights  has  been  con- 
sidered at  length,  in  treating  of  water-courses  and  mills.  One  or  two 
additional  cases  only  will  be  here  referred  to.(i) 


(1)  Doane  v.  Broad  Street,  &c.,  6  Mass. 
332;  Leonard  v.  White,  7,  6;  Jackson  v. 
Hathaway,  15  John.  447  ;  Jackson  v.  Striker, 
1  John.  Gas.  284;  Cole  v.  Haynes,  22  Verm. 
588.  But  see  Aslim.  417  ;  U.  5.  v.  Harris,  1 
Suinn.  37-8,  that  it  is  otherwise  if  the  inten- 
tion so  require.  See  also  Leavitt  v.  Towle, 
8  N.  H.  96. 


(2)  lb. 

(3)  Rust  V.  Boston,  &e.,  6  Pick.  158  ;  Ash- 
by  V.  Eastern,  &c.,  5  Met.  368. 

(4)  Lufkin  v.  Haskell,  3  Pick.  356. 

(5)  Ropps  V.  Barker,  4  Pick.  239. 

(6)  Crouch  V.  Smith,  1  Marylaud  Gh.  Decis. 
401. 


thinp;  necessary  to  its  enjoyment.  Cocheco,  &c.  v.  "Whittier,  10  N.  H.  305.  A  clause  in  a 
deed,  conveying  land  '-with  all  the  buildings,  ways,  privileges,  and  appurtenances,  to  the 
same  belonging,"  conveys  an  easement  or  appurtenance  already  existing  and  belonging  to 
the  land,  but  cannot  create  a  new  one.     Kenyon  v.  Nichols.  1  Rhode  Island,  411. 

(a)  It  has  been  stat  d  in  a  former  chapter,  that  a  deed  bounding  upon  a  river  not  naviga- 
able.  passes  a  title  to  the  centre  of  the  stream.  In  a  late  case  iu  Maine,  this  doctrine  has  been 
held  inapplicable  to  a  natural  pond,  upon  the  ground  that  it  could  not  with  any  propriety  be 
applied  to  very  large  ponds,  and  that  there  caw  be  no  definite  line  drawn  between  lar?e  and 
small  ones.  Bradley  v.  Rice,  1  Shepl.  198.  (See  Hathorne  v.  Siinson,  1  Fairf.  233;  Wa- 
terman V.  Johnson,  13  Pick.  261.)  And  parol  evidence  is  not  admissible,  to  control  this  con- 
struction. Lowell  v.  Robinson,  4  Shepl.  357  ;  infra,  sec.  130  and  sequ.  Conveyance,  from 
the  road  north,  to  tlio  margin  of  the  cove,  thence  west,  along  the  margin.  &c.,  about  eleven 
rods,  thence  south  to  the  road.  Held,  no  flats  passed  by  the  deed,  but  the  edge  was  the 
boundarv.     Nickerson  v.  Crawford,  4  Shepl.  245.  _      , 

(6)  The  grant  of  a  "  mill-site"  conveys  a  water  power,  together  with  the  right  to  maintain 
a  dam,  wherever  suita'ole  for  the  convenient  and  beneficial  appropriation  of  the  water  power. 
Stackpole  v.  Curtis,  32  Maine.  383.  It  also  passes  the  land  covered  by  the  mill,  necessary 
for  its  use,  or  ordinarily  used  with  it  Crosby  v.  Bradbury,  2  Apple.  61.  So  the  term  mill 
or  mill-privilege.  Gibson  v.  Brockaway,  8  N.  H.  465;  Maddox  v.  Goddard,  3  Shepl.  218; 
Moore  v.  Fletcher,  4,  63.  Where  the  owner  of  land,  upon  a  stream  connecting  two  ponds, 
leases  to  another  "so  much  land  adjoining  said  stream  of  water  as  shall  be  necessary  and 
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69.  Where  one  conveys  land,  having  a  mill  upon  it,  with  the  appur- 
tenances, and  he  holds  a  leasehold  water  right,  tlie  latter  passes.(l) 

70.  The  grant  of  a  water  privilege  passes  as  appurtenant  thereto  the 
right  of  flowing  adjoining  lands  of  the  grantor,  so  far  as  is  necessary 
for  profitably  using  such  privilege,  as  it  was  used  at  and  before  the 
time  of  grant.  But,  in  case  of  a  grant  by  the  State  of  land  to  A,  with 
a  mill-site  thereupon,  and  afterwards  of  other  lands  to  B,  A  has  no  right 
to  flow  the  land  of  B,  though  B's  grant  is  subsequent  to  the  erection 
of  a  dam  by  A,  and  the  letters  patent  to  B  refer  to  a  map  on  which 
the  land  is  represented  as  flowed.(2) 

71.  Damages,  to  be  recovered  for  a  trespass  upon  land,  do  not  pass 
b}'  a  conveyance  of  the  land.  So  the  conveyance  of  a  party-wall  does 
not  entitle  the  grantee  to  contribution  from  an  adjoining  owner,  as 
against  a  payment  to  the  first  builder,  though  the  "purchaser  had  no 
notice  of  it.  So  a  claim  to  compensation,  under  an  act  for  adjusting 
certain  titles,  4oes  not  pass  by  a  conveyance  of  the  land.  So,  where 
one  conveys  land  in  fee,  reserving  merely  a  right  to  a  part  of  the  pur- 
chase-money charged  thereupon,  and  afterwards  makes  another  deed 
of  all  his  right  and  title  to  the  land  ;  the  latter  deed  does  not  pass  his 
interest  in  t^e  money  charged.  But  where  a  testator  devised  one  fourth 
of  his  land  to  his  son,  and,  for  the  more  easy  distribution  of  his  estate, 
directed  all  his  real. estate  to  be  sold  by  his  executor;  held,  a  deed  by 
the  son,  of  liis  interest  in  the  land,  passed  his  interest  in  the  proceeds 
when  the  land  was  sold. (3) 

72.  When  property  in  land  passes  by  a  deed,  the  property  in  the 
deed  passes  with  it.  In  England,  a  conveyance  in  fee-simple  usually 
contains  a  clause  granting  all  deeds,  evidences,  writings,  &c.  This  is 
said  to  be  advisable,  though  not  absolutely  necessary,  because  the  deeds 
pass  as  incident  to  the  land,  bj^  a  deed  without  warranty.  But,  in 
conveyances  to  use,  the  clause  is  highly  important,  it  being  otherwise 
left  doubtful  whether  the  trustee  or  cestui  shall  have  the  deeds.  A 
purchaser  without  warranty,  and  without  any  express  grant  of  deeds, 
&c.,  is  not  entitled  to  prior  warranty  deeds  upon  which  the  grantor 
might  have  his  warranty  paramount.(4)(a) 

73.  Upon    the  maxim,  "  id  cerium  est,  quod  cerium   reddi  potest,^\b) 


(1)  Provost  V.  Calder,  2  Wend.  517  ;  Pick- 
ering V.  Stapler.  5  S.  &  R.  107  ;  Strickler  v. 
Todd,  10,  63.  (See  Mar.sliall  v.  Niles,  8  Conn. 
369;  Taylor  v.  Hampton,  4  McCord,  100) 

(2)  Oakley  t;.  Stanley,  5  Wend.  523;  Col- 
vin  V.  Burnet,  2  Hill,  620. 

(3)  Schuylkill,  &e.  v.  Decker,  2  Watts,  344 ; 


Hart  V.  Kucher,  5  S.  &  R.  1 ;  Comra.  v.  Shep- 
pard,  3  Penns.  509 ;  Craft  v.  Webster,  4 
Ravv'le,  242 ;  Costen's,  &c.,  1  Harris,  292. 

(4)  Lord  V.  Wardie,  3  Bing.  N.  R  680 ;  Ld. 
Buckiiurst'ocase,  1  Rep.  1  a.  See  Drydeu  v. 
Frost,  3  My.  &  C.  670. 


convenient  for  him  to  use  and  occupy  for  the  purpose  of  making  and  using  a  canal  to  slip 
lumber  from  one  pond  to  the  other,  and  for  no  other  purpose,"  the  deed  does  not  convey  by 
implication  the  right  to  erect  a  dam,  and  flow  the  lands  of  tlie  grantor,  in  order  to  obtain 
a  supply  of  water  for  the  canal.     Davis  v.  Pjrigliam,  29  Maine,  391. 

(a)  After  the  expiration  of  a  lease,  containing  convenants  by  the  lessor,  he  cannot  claim 
the  lease  from  the  lessee,  as  his  property'.  Hall  v.  Ball,  3  Mann.  &  G.  242.  See  Farrow 
V.  Rees.  4  Beav.  18. 

(h)  Bat.  where  this  maxim  is  not  complied  with,  uncertainty  avoids  the  conveyance. 
Conveyance  of  412  acres  of  a  tract  containing  1,020  acres.  Held  invalid.  Swayzo  v.  Doe. 
13  Sm.  &  M.  317. 

G  H  having  died,  leaving  both  real  and  personal  estate,  and  one  son,  C  II,  his  sole  heir, 
R  R  was  duly  appointed  his  administrator.  C  H  executed  and  delivered  to  R  R  an  in- 
etrument  under  seal,  but  not  acknowledged  or  recorded,  in  the  terms  following:  "Know  ali 


CHAP.  LXXXIV.] 


FORMAL  PARTS  OF  A  DEED. 


359 


a  conveyance  of  all  the  grantor's  lands  in  a  certain  county^  or  tlie  lands 
descended  from,  or  occupied  by  A,  will  be  effectual  to  pass  all  the  gi-antor  s 
estate  included  in  this  description.  So  a  conveyance  of  laud  in  A, 
being  a  part  of  the  real  estate  of  B  deceased,  and  set  off  as  dower  to  the 
widow  C,  as  it  may  be  made  certain  by  reference  to  the  probate 
records,  passes  the  land  described.  And  a  reference  to  another  deed 
may  even  control  courses  and  distances. (1) 

7-i.  If  a  grantor  is  in  possession,  his  deeds  will  pass  all  the  title  which 
he  has,  though  referring  to  another  deed,  whicli  is  on  record  and 
void.(2)(a) 

75.  A  deed  may  also  be  made  sufficiently  certain  by  a  reference  to 
the  actual  condition  of  the  property  conveyed. (3) 

76.  Where  one  conveys  "  all  that  part  of  my  land,  &c.,  which  I  pur- 
chased of  A  by  deed  dated,  &c.,  recorded,  &c.,"  and  covenants  against  all 
incumbrances,  he  is  liable  upon  such  covenant  on  account  of  a  right  of 
way  reserved  in  the  deed  from  A.  The  reference  to  A's  deed  is  made 
merely  to  identify  the  land,  and  not  to  limit  or  qualify  the  estate 
granted.(4) 

77.  Where  a  description,  though  at  first  uncertain,  is  afterwards  made 
certain,  the  deed  is  valid. 

78.  Conveyance  of  600  acres,  to  be  surveyed  or  taken  off  from  a 
large  tract.  By  a  writing  referred  to  in  the  deed,  it  appeared  that  the 
tract  was  parcelled  into  tracts  of  100  acres,  from  which  the  grantee  was 
to  select,  which  he  afterwards  did.  Held,  a  title  to  the  portions  select- 
ed passed  by  the  deed. (5) 

79.  And  even  parol  evidence  has  been  received  to  aid  the  certainty 
of  a  reference.  Thus,  where  a  deed  referred  for  a  description  of  the 
land  to  another  deed,  which  conveyed  a  right  to  lay  out  a  certain  num- 
ber of  acres  in  common  and  undivided  lands,  parol  evidence  was 
received,  to  show  that  a  lot  laid  out  was  the  same  which  was  meant  to^ 
be  conveyed.  So  also,  A  and  B  being  tenants  in  common  of  a  tract  of 
land  of  47  acres  and  28  rods,  A  conveyed  to  B  a  part  thereof,  bound- 
ing it  in  the  deed  "north  on  land  this  day  deeded  to  A  by  B."  On 
the  same  day,  B  conveyed  the  other  part  to  A,  bounded  "  south  on  land 
this  day  deeded  to  B  by  A,  to  contain  24  acres,  more  or  less."  Held, 
the  deeds  were  not  void  for  uncertainty  ;  that  the  deed  from  B  did  not 
convey  any   precise  quantity  of  land;   but  that   there  was   a  latent 


(1)  Att'y,  &c.  V.  Downsbire,  5  Price,  269  ; 
Izard  V.  Montgoraerj'-,  1  Nott  &  M'C.  381  ; 
Touch.  250;  Stearns  v.  Rice,  14  Piclc  411; 
Cutler  V.  Tufts,  3  Pick.  273  ;  M'Chesney  v. 
Wainrifjlit,  5  Oliio,  453  ;  Allen  v.  Bates,  6 
Pick.  460,  2  Gill  &  J.  429  ;  Ritter  v.  Barrett, 
4  Dev.  &  B.  133.  See  Jenks  v.  Ward,  4  Met. 
404;  Maack  v.  Sinclair,  10  Verm.  103;  Gil- 
man  V.  Thompson,  11,  643 ;  Thatcher  v.  How- 


land,  2  Met.  41 ;  Everitt  v.  Thomas,  1  Ired. 
252;  Whitman  v.  Whitman,  7  Met.  268; 
Marr  v.  Hobson,  9  Shepl.  321 ;  Tyrrell  v. 
Com^tock,  18  Conn.  210. 

(2)  Hall  V.  Leonard,  1  Pick.  27. 

(3)  Grants.  Chase.  17  Mass.  443. 

(4)  Harlow  I'.  Thomas,  15  Pick.  66.     (Sec 
Griggs  V.  Smith,  7  Halst.  25.) 

(5)  Corbin  v.  Jackson,  14  Wend.  619. 


men,  &c.,  that  I,  C  H,  of,  &c.,  in  consideration,  &a,  paid  me  by  R  R,  &c.,  do  by  these  pre- 
eents  release  and  forever  quit-claim  unto  the  snid  R  all  my  right,  claim  or  title  whatever  in 
and  unto  said  estate,  and  that  I  will  defend  said  R,  against  all  per.sons  claiming  by  or  under 
me:"  It  was  held,  that  R  R  acquired  no  title  thereby  to  any  of  the  real  estate  of  G  H 
Hunting  v.  Russell,  2  Cush.  145. 

(a)  Conveyance,  referring  to  a  particular  occupation  of  the  whole  of  a  certain  tract,  and 
also  to  another  deed,  which  included  but  a  part.  Held,  the  whole  passed.  Melviu  v. 
Proprs.,  ifec,  5  Met.  15;  ace.  Crosby  v.  Bradbury,  2  Apple.  61. 
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ambiguity  as  to  the  boundary  between  A  and  B,  which  might  be  ex- 
plained by  parol  evidence.(l) 

79  a.  A  corner  was  described  as  on  the  east  side  of  a  creek,  but  there 
was  evidence  tending  to  show  that  it  was  on  the  west  side.  Held,  it 
was  a  question  for  the  jury,  on  which  side  the  corner  was  located.(2) 
So,  the  plaintiff  claimed  under  a  deed  from  one  A  to  his  ancestor,  dated 
January,  1811,  which  conveyed  a  certain  lot  "except  50  acres  by 
measure  off  the  south-west  end  of  said  lot."  The  plaintiff  produced  a 
deed  dated  July,  1810,  from  A  to  B,  of  said  60  acres,  stating  generally 
how  the  dividing  line  was  to  run.  The  defendant  ottered  a  deed,  duly 
executed  and  acknowledged,  but  not  recorded,  from  B  to  the  defen- 
dant's ancestor,  dated  November,  1811.  Held,  the  latter  deed,  though 
unrecorded,  was  admissible  to  prove  the  defendant's  title  to  the  50 
acres,  excepted  in  the  deed  from  A  to  the  plaintiff's  ancestor.(8) 

80!  But,  where  a  deed  from  A  to  B  bounds  the  land  by  that  of  other 
persons,  reference  being  had  to  their  deeds  ;  m  an  action  by  B  for  breach 
of  covenants,  parol  evidence  is  not  admissible  in  connection  with  the 
deed  of  A's  grantor  to  him,  to  explain  A's  deed  to  B  ;  because  the  latter 
deed  refers  not  to  the  deed  to  A,  but  to  the  deeds  made  to  adjoining 
owners.(4) 

80  a.  The  line  of  an  adjoining  tract  was  named  as  a  boundary.  Held, 
evidence  was  inadmissible,  that  a  different  line  was  intended,  though 
the  grantee  so  declared,  and  the  grantor  occupied  up  to  it.(5) 

80  h.  Deed  of  land,  describing  it  by  metes  and  bounds,  and  as 
bounded  on  one  side  by  a  street,  and  also  as  "the  same  that  was  set  off 
to  W."  The  land  set  off  did  not  extend  to  the  street,  and  the  grantor 
was  not  seized  of  any  land  besides  that  which  had  been  so  set  off. 
Held,  the  land  included  by  the  metes  and  bounds  passed. (6) 

81.  A  conveys  to  B  "  three  parcels  or  lots  of  land,  situated  in  P.,  the 
first  parcel  bounded,"  &c.,  "  being  the  same  which  was  conveyed  to  me 
by  C,  by  deed,  dated  April  9,  1807,  now  on  record."  By  deed  of  this 
date,  C  had  conveyed  to  A  three  tracts  in  P.  Held,  all  of  them  passed 
to  B,  and  not  the  one  alone  which  was  particularly  described. (7) 

82.  A  owned  a  farm,  one  undivided  third  of  which  had  been  con- 
veyed to  him  by  B,  May  14,  1811,  the  other  two-thirds,  March  26,  1818. 
November  27,  1821,  A  conveyed  to  C  certain  parcels  of  land,  "also 
one  other  parcel,  &c.,  particularly  described  and  mentioned  in  a  deed 
from  B  to  me,  dated  JNlay  14,  1811,  said  parcels  being  all  the  farm  on 
which  I  now  live."  Hefd,  the  deed  of  May  14,  1811,  was  referred  to, 
for  the  purpose  of  describing  the  land,  and  not  the  quantity  of  estate 
meant  to  be  conveyed,  and  that  the  words  aZZ  the  farm  passed  the  whole 
of  the  land.(8) 

83..  Conveyance  of  "  a  certain  tract  of  land  or  farm,  lying  in  W,  &c., 
which  was  granted  by  the  proprietors,  &c.,  to  E  P — bounded  as  fol- 
lows," &c.  The  boundaries  excluded  a  small  piece  of  land,  which  was 
included  in  the  farm.  Held,  the  reference  to  the  former  grant  controlled 
the  courses,  (Sic,  and  the  piece  in  question  passed.(9) 

ri)  Allen  V.  Bates,  6  Pick.  460;  Crafts  v.  ,      (6)  Dana  v.  Middlesex  Bank,  10  Met.  250. 
Hibbard,  4  Met.  438.  I      (7)  Child  v.  Ficket,  4  Greenl.  471. 

(2)  Hauscr  v.  Belton,  10  Ired.  358.  (8)  Willard  v.  Moultoii,  4  Greenl.  14.     Seo 

(3)  Ilackett  v.  Sawyer,  14  N.  IT.  65.  Vose  v.  Bradstreet,  27  Maine,  156. 

(4)  Hubbard  v.  Norton,  10  Conn.  422.  (9)  Keith  v.  Reynolds,  3  Greenl,  393. 

(5)  Johnson  v.  Farlow,  11  Ired.  199.  | 
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8i.  It  is  a  maxim,  "  Veritas  nominis  tollit  errorem  demonstrationist 
So  also,  ^^fulso  demonstratio  nan  noce^."(l)  Another  certainty,  put  to 
a  thing  which  was  certain  enough  before,  is  of  no  eflfect.(2)  Thus, 
where  there  is  a  general  description  of  the  land,  which  is  correct,  as 
the  manor  of  A^  or  parcel  of  the  manor  of  A  ;  or  where  the  abuttals  are 
giv^en  correctl}^,  or  the  general  boundaries,  the  grantor  having  no  other 
lands  in  the  county  ;  such  description  is  not  affected  by  any  subsequent 
error  of  addition,  more  especially  if  obviously  inconsistent  with  the  in- 
tention of  the  parties. (3)  Thus,  where  there  is  a  grant  of  a  close  culled 
A,  in  the  parish  of  B,  in  the  county  of  C,  and  B  extends  partly  into 
the  county  of  D,  and  the  close  is  wholly  in  D  ;  the  close  A  still  passes, 
notwithstanding  the  subsequent  misdescription. (4)  So  a  lease  of  all 
that  the  farm  of  A,  in  the  tenure  and  occupation  of  B,  passes  the  farm, 
though  not  thus  occupied.  So  reference  to  a  plan  controls  a  subsequent 
erroneous  designation  of  the  quantit}-  meant  to  be  conveyed. (5) 

b5.  Lease  of  all  that  part  of  the  park  called  B,  in  the  county  of  D, 
and  now  occupied  by  S,  lying  within  certain  bounds,  with  all  houses, 
&;c.,  belonging  thereto,  and  which  are  now  in  the  occupation  of  S. 
Held,  a  house  within  the  bounds,  but  not  occupied  by  S,  passed  by  the 
deed.  (6) 

86.  Where  there  is  a  grant  of  a  particular  thing,  once  sufficiently 
ascertained,  the  addition  of  an  allegation,  mistaken  or  false,  will  not 
frustrate  the  grant ;  but,  where  a  grant  is  in  general  terms,  the  addition 
of  a  particular  circumstance  will  operate  by  way  of  restriction. (7)(a) 

87.  If  the  words,  "  with  the  dwelling-house  thereon,"  are  inserted  in 
a  deed,  when  in  fact  there  is  none,  the  error  does  not  control  the  rest  of 
the  description,  or  defeat  the  grant.(8) 

88.  On  the  other  hand,  where  the  principal  description  is  wrong,  or, 
as  Lord  Bacon  savs,  that  which  sounds  in  denomination  is  false,  which  is 
the  more  worthy ;  the  conveyance  is  void,  though  the  secondary  descrip- 
tion is  correct,  or  that  which  sounds  in  addition  is  true.  Thus,  if  one 
grant  his  tenement,  or  all  his  tenements,  in  the  parish  of  A  without  B, 
when  in  fact  it  is  ivithout  6;  the  land  does  not  pass,  though  to  this  de- 
scription is  prefixed  or  added  the  clause,  in  the  tenure  of  D,  which  is 
true.(9) 


(1)  Bac.  Tra.  102;  Llewellyn  v.  Jersey,  11 
Mees.  &  W.  183;  iJosworth  v.  Sturtevant,  2 
Gush.  392.  See  Trustees  v  Peaslee,  15  N. 
H.  317;  Job  v.  Tebbetts,  4  Gilm.  143. 

(2)  Wrotesley  v.  Adams,  Plow.  191. 

(3)  Bac.  Tra.  102;  Cutler  v.  Tufts,  3  Pick. 
272;  Hibbard  v.  Hurlburt,  10  Term.  170; 
Chapliu  V.  Sro^les,  7  Watts,  410  ;  Thatcher  v. 
Howlatid,  2  Met.  41 ;  Mayo  v.  Blouut,  1  Ired. 
283. 

(4)  lb.  105;  'Windham  v.  Windham,  Dyer, 
376. 

(5)  Wrotesley  V.  Adams,  Plow.   191;  Lle- 


wellyn V.  Jersey,  11  Mees.  &  W.  183;  Yose 
V.  Bradstreet,  27  Maine,  156. 

(6)  Doe  V.  Galloway,  2  Barn.  &  Adol.  43; 
2  Nev.  &  M.  240 

(7)  Munro  v.  Alaire,  2  Gaines,  320;  ConoUy 
V.  Vernon,  5  E.  51  ;  (Goodtitle  v.  Southern, 
1  M.  &  S.  299;  Driukwater  v.  Sawyer,  7 
Greenl.  366;)  Doe  v.  Porter,  3  Pike,  184. 

(8)  Rogers  v.  Clark,  7  John.  217;  (Crosby 
V.  Parker,  4  Mass.  110.) 

(9)  Bac.  Tra.  105 ;  Dowtie's  case,  3  Rep. 
9;  Stukeley  D.Butler,  Hob.  171. 


{a)  Conveyance  of  a  lot  in  an  extensive  tract  of  woodland,  described  as  "running  south 
by  T's  farm,  so  far  as  to  include  150  acres."  The  other  boundaries,  -which  were  clearly 
proved,  and  the  whole  description  of  the  granted  premises,  manifestly  showed  that  the 
southern  boundary  was  defectively  described  as  "  T's  farm."  Held,  the  jury  were  at  liberty 
to  extend  the  line  of  the  laud  conveyed  beyond  ^he  southerly  line  of  T's  farm.  Slater  v. 
Eawson,  1  Met.  450. 
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89.  "Whether  erroneous  words  of  addition  may  operate  to  restrain  a 
correct  principal  description  preceding  them,  depends  on  a  minute  dis- 
tinction of  phraseology.  Where  the  whole  description  constitutes  one 
sentence,  of  which  the  former  part  is  an  imperfect  clause,  this  may  be 
restricted  by  the  latter.  But  where  each  part  is  a  complete  sentence 
by  itself,  the  latter  is  not  a  restriction,  but  an  exijlanatiott  of  the  former.(l) 

90.  A  corporation  demised  "  all  that  their  glebe  land  lying  in  C,  viz., 
seventy-eight  dcres  of  land,  and  also  all  tlie  demesnes  of  the  said 
seventy-eight  acres,  with  all  the  tithes  of  said  parish,  and  also  the 
tithes  of  said  seventy-eight  acres  ;  all  which  lately  were  in  the  occupa- 
tion of  A,  deceased."  In  fact,  the  tithes  of  the  lands  demised  were 
never  in  A's  occupation.  Held,  inasmuch  as  there  were  three  distinct 
clauses  preceding  the  last,  viz.,  the  grant  of  the  seventy-eight  acres  of 
glebe,  the  grant  of  the  tithes,  and  the  grant  of  the  tithes  of  the 
seventy-eight  acres ;  the  subsequent  error  of  description  did  not  exclude 
from  the  grant  the  tithes  which  were  never  in  A's  possession. (2)(a) 

91.  A  particular  description  may  restrain  or  enlarge  a  preceding 
general  one.  Thus,  a  grant  of  all  one's  lands  in  A,  which  he  has  by 
the  gift  of  B,  passes  only  such  lands  as  came  from  B.  But  a  grant  of 
all  one's  lands  in  A,  called  N,  which  was  the  estate  of  B,  passes  the  land 
called  N,  though  it  was  never  B's.  General  words  are  not  restrained 
by  restrictive  words  added  "  ex  majori  caiitela^^^  or  by  affirmative  words 
more  restrictive,  but  which  do  not  tend  to  render  a  general  description 
ambiguous  or  uncertain. (3) 

92.  The  above  principles  have  been  thus  expressed  by  the  court  in 
Massachusetts.  It  is  the  general  rule,  that  when  a  description  includes 
several  particulars,  all  of  which  are  necessary  to  identify  the  proj)erty, 
no  estate  Avill  pass,  which  does  not  conform  to  every  particular.  Thus, 
if  one  grant  all  his  estate  in  his  oivn  occupation  in  the  town  of  A,  no  estate 
passes  except  what  is  in  that  town,  and  also  occupied  by  him.(i)  But, 
to  effect  the  intention,  where  the  estate  referred  to  can  be  identified,  it 
will  pass,  though  not  conforming  to  some  points  of  the  description. 
Thus,  if  a  person,  owning  but  one  house  in  A,  convey  his  house  in  J., 
whicli  vms  formerly  B's,  when  in  fact  it  was  formerly  C's  and  not  B's, 
the  house  will  pass.     So,  where  land  is  correctly  described,  as  the  grant- 


(1)  5  E.  51. 

(2)  Swyft  V.  Eyres,  Cro.  Car.  546. 

(3)  Tenney  v.  Beard,  5  N.  H.  68 ;  Bro.  Abr. 


Grants,  92;  4  Cruise,  226;  Stukeleyu  Butler, 
Wms.  Hob.  310,  n.  2. 


{a)  Coijveyance  of  all  the  grantor's  farm  in  S,  bounded,  &c.,  also  six  acres  of  woodland 
described  by  bounds — "  being  the  same  farm  whereof  A  died  seized,  and  which  the  heirs  of 
A  conveyed  to  me  by  two  deeds  recorded,"  &c.  The  woodland  was  never  in  fact  owned  by 
A,  nor  conveyed  by  his  heirs,  as  stated.  Held,  it  still  passed  by  the  deed.  Winn  v.  Cabot, 
18  Pick.  553. 

{h)  Conveyance  of  "  all  the  land  lately  owned  by  P  D,  deceased,  now  occupied  by  T  S  P." 
Land  occupied  by  T  S  P,  but  not  owned  by  P  D,  does  not  pass.  Marshall  v.  Pierce,  12 
N.  H.  128. 

A  deed  described  the  land  as  bounded  on  the  west  by  the  highway,  leading  from  A's,  to 
the  Erie  canal,  east  by  land  occupied  by  B,  and  south  by  land  owned  by  D.  The  premises 
in  dispute  were  once  owned  by  D,  Vjut  were  not  bounded  on  the  south  by  any  lands  that 
were,  or  ever  had  been  owned  by  him.  But  directly  north  of  and  adjoining  the  premises  in 
dispute,  was  another  parcel  of  land,  answering  tlie  description  in  the  deed  in  every  rf-spcct, 
and  in  which  the  debtor  had  at  the  time  an  interest  in  right  ol  his  wife,  Held,  tiic  deed  did 
not  embrace  the  premi.ses  in  dispute  :  but  did  include  the  parcel  lying  on  tiie  north;  that  if 
the  latter  parcel  was  not  included  in  the  deed,  then  the  deed  was  void  for  uncertainty;  that 
every  part  of  the  description  must  be  read,  and  satisfied  with  reasonable  certainty,  and  no 
part  of  it  could  be  rejected  for  its  falsity.  <Mason  v.  White,  11  Barb.  173. 
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oihfarm^  on  lohich  he  then  lived,  with  his  house,  c&c,,  thereon,  and  the  quan- 
tity of  land  and  the  boundaries  are  also  correctly  given  for  such  farm ; 
the  farm  passes  by  the  deed,  although  the  additional  description  of  Zo^ 
No.  17,  is  erroneously  given  to  it.  It  is  said,  the  h^t  is  descriptive  of 
the  farm,  not  the  farm  of  the  lot ;  and  rather  than  hold  the  deed  void, 
as  mu,-t  be  the  case  if  the  number  Avere  to  control,  both  the  farm  and 
lot  17  also  should  be  held  to  pass.(l)(a) 

98.  It  is  a  general  rule  in  the  lines  of  description  in  a  deed,  that  what 
is  most  material  and  certain,  and  therefore  apparently  most  conform- 
able to  the  parties'  intention,  shall  control  that  which  is  less  so.  Di- 
rectory yield  to  locative  calls.  This  rule  applies  not  only  to  fixed 
objects  or  calls,  as  compared  with  course  and  distance,  but  also  as  be- 
tween different  objects  or  ccdls  themselves.  Those  which  are  most  pro- 
minent, certain  and  permanent,  will  govern, (2) 

91.  Fixed,  known,  and  unquestionable  monuments,  or  marked  lines 
and  corners,  (more  especially  where  the  vendor  points  out  the  land 
sold,)  mentioned  as  boundaries, — such  as  a  river  or  known  stream,  a 
spring  or  marked  tree — control  courses  and  distances  and  computed 
quantities.  Both  the  last-named  measures  are  subject  to  inaccuracy 
and  various  computation  ;  but  monuments  are  fixed,  and  subject  to  no 
uncertainty.  But,  where  the  monuments  cannot  be  ascertained,  the 
length  of  the  lines  or  the  general  description  governs,  and,  in  general, 
the  lines  will  control  the  quantity. {2>){h) 


(1)  Worthington  v.  Hylyer,  4  Mass.  205  ; 
3  Pike,  18  ;  Jackson  v.  Clark,  7  John.  217  ; 
G-wyun  v.  Thomas,  2  Gill  &  J.  429;  Bozoun's 
case,  4  Co.  34 ;  Goodtitle  v.  Paul.  2  Burr. 
1093  ;  Hull  V.  Fuller,  1  Verm.  100  ;  Moo.  45  : 
Lyman  v.  Loomis,  6  N.  H.  408 ;   Ela  v.  Card, 

.lb.  175;  Wing w.  Burgis,  1  Shepl.  Ill;  Wake- 
field V.  Ross,  5  Mas.  16;  Howell  v.  Soule, 
lb.  410;  Whiting  u  Dewey,  15  Pick.  428; 
Dawes  V.  Prentice,  16  Pick.  345,  Mason  v. 
White,  11  Barb.  173  ;  Foy  v.  Neal,  2  Strobh. 
156. 

(2)  Thomas  v.  Godfrey,  3  Gill  &  J.  142  ; 
White  V.  Gay,  9  N.  H.  126 ;  Bratton  v.  Claw- 
son,  3  Strobh.  127;  Bell  v.  Hackman,  6 
Humph.  398;  Fana  v.  Manning,  11,  311; 
Gavery  ?;.  Hueton,  2  Greene,  344 ;  Lincoln  v. 
Wilder,  29  Maine,  169.  See  Rich  v.  El- 
liott, 10  Verm.  211 ;  Allen  u.  Allen,  2  Shepl. 
387. 


(3)  Thomas  v.  Godfrey,  3  Gill  &  J.  142; 
Jackson  v.  Camp,  1  Cow.  605;  Cate  v.  Thayer, 
3  Greenl.  71  ;  Pernam  v.  Wead,  6  Mass.  131; 
Gerrish  v.  Bearce,  11,  193;  Davis  u.  Rains- 
ford,  17,  207  ;  Rust  v.  Boston,  &c.,  6  Pick, 
158;  Cudney  v.  Early,  4  Paige,  209;  Smith 
V.  Dodge,  2  N.  H.  303;  Call  v.  Barker,  3 
Fairf.  320  ;  Bruce  v.  Morgan,  1  B.  Monr.  26 ; 
Doe  V.  Porter,  3  Pike,  18;  Hunt  v.  Devhng, 
8  Watts,  403  ;  Robinson  v.  Moore,  4  McL. 
279;  Heath  v.  Armstrong,  12  Penn.  176; 
Nichols  V.  Turney,  15  Conn.  101;  Frost  v. 
Spaulding,  19  Pick.  445;  King  v.  King,  4 
Dev.  &  B.  164;  Hough  u.  Dumas,  lb.  328; 
Becton  v.  Chesnut,  lb.  335 ;  Bowman  v.  Far- 
mer, 8  N.  H.  402  ;  Proprs,  &c.  v.  Doe,  UN. 
H.  520;  Breck  v.  Young,  lb.  485  ;  Bosworth 
V.  Sturtevant,  2  Cush.  392 ;  Arnick  v.  Hot- 
man,  3  Strobh.  122;  Robinson  v.  Moore,  4 
McL.  279;  Kruse  v.  Scripps,  11  Illin.  98. 


(a)  The  construction  of  a  deed  in  reference  to  boundary  is  a  question  of  law;  but  it  is  for 
the  jury  to  determine  what  object  is  referred  to,  and  where  situated.  Becton  v.  Chesnut,  4 
Dev,  &  B   335.     See  ch.  83,  sec.  43,  and  n. ;   Cain  v.  Hodge,  3  Strobh.  115. 

(&)  Laud  conveyed  was  described  as  bounded  by  another  lot,  the  line  of  which  was  not 
known,  but  the  deed  also  referred  to  a  plan,  as  eontaining  a  particular  description  of  the 
former  land.  This  description  was  clear,  referred  to  monuments,  courses  and  distances, 
which  might  be  settled  with  entire  certainty,  but  was  inconsistent  with  the  boundary  line 
above  named.  Held,  the  particular  description  should  control  the  general  one,  and  the  re- 
ference to  such  boundary  line  be  rejected,     ilagoun  v.  Lapham,  21  Pick.  135. 

The  "locative  calls"  of  a  survey  will  control  the  description  of  a  map,  courses,  distances, 
&c.  Van  Wyck  V.  Wright,  18  Wend.  157.  Though  a  deed  contain  this  description;  "200 
acres,  strict  measure,  and  no  more;"  all  the  land  will  pass  which  is  contained  within  the 
monuments,  courses,  &c.,  referred  to.  Jackson  v.  McConnell,  19  Wend.  175.  Even  where 
a  deed  called  for  only  14.900  acres,  but  the  bounds  included  136,000  acres ;  the  whole  were 
held  to  pass.     Sturgeon  v.  Floyd,  3  Rich.  80.     Where  several  monuments  are  mentioned, 
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95.  An  ascertained  place  of  beginning,  or  an  ascertained  line,  though 
without  any  visible  boundary,  is  to  have  the  same  controlling  effect  in 
regard  to  measurement.(l) 

96.  A  clearing  is  a  permanent  object,  which  will  control  distance  as  a 
boundary.(2) 

97.  Conveyance  of  "lot  No.  10,"  bounding  it  on  all  sides  by  lands 
of  other  persons  than  the  grantor,  but  wrongly  describing  the  adjoining 
owners.  The  grantor's  land  lay  partly  in  No.  10,  and  partly  in  No.  9. 
Held,  the  whole  tract  passed. (3) 

98.  But,  where  the  whole  description  renders  it  more  probable  that 


(1)  Bates  V.  Tymason,  13  Wend.  300: 
Flagg  V.  Thurston,  13  Pick:.  145 ;  Rockwell 
V.  Adams,  6  Wend.  467  ;  M'Adoo  v.  Sublett, 


1  Humph.  105 ;  Mills  v.  Buchanan,  2  Carr.  59  ; 
Hale  V.  Darter,  10  Humph.  92. 

(2)  Jackson  v.  Widger,  7  Cow.  723. 

(3)  Tenny  v.  Beard,  5  N.  H.  58. 


the  first  of  which  cannot  be  found;  it  may  be  come  at  by  proceeding  the  specified  distance 
from  the  others  towards  the  point  where  it  stood.  Seidensparger  v.  Spear,  5  Shepl.  123; 
Otis  V.  Moulton,  2  Appl.  205:  Heaton  v.  Hodges,  2  Shepl.  66.  "See  Alden  v.  Noonen,  32 
Maine,  113;   Talbot  v.  Copeland,  lb.  251. 

Monuments  at  the  extremes  of  a  line  have  no  more  effect  than  section  corners  along  the 
line.  All  original  monuments,  established  in  connection  with  the  field  notes  and  plats, 
must  be  referred  to  in  settling  the  line.     McClintock  v.  Rogers,  11  Illin.  279. 

In  determining  boundaries,  if  any  of  the  abuttals  or  calls  are  found,  they  cannot  be  disre- 
garded, although  the  others  may  not  be  found.  Those  which  are  found,  if  not  inconsistent 
with  each  other,  are  elements  in  the  rights  of  the  parties,  and  cannot  be  departed  from,  to 
substitute  the  subordinate  description  by  courses  and  distances.  Talbot  v.  Copeland,  32 
Maine,  251. 

The  north  line  of  A's  land  was  one  hundred  rods  and  six  inches  north  from  the  public 
road.  A  levy  was  made  of  land,  described  as  beginning  at  a  tree  eighty-five  and  a  half  rods 
north  from  the  road,  and  lying  north  of  A's  laud,  and  extending  from  said  tree  north  seven- 
ty-two and  a  half  rods;  thence  east  fourteen  rods;  thence  south  seventy-two  and  a  half  rods 
to  the  north-east  corner  of  A's  land  ;  thence  west,  along  his  north  line  to  said  tree.  The 
tree  could  not  be  found.  Held,  the  south  line  was  at  A's  north  line.  Alden  v.  Noonen,  32 
Maine,  113. 

Where  a  line  is  described,  as  running  from  a  known  bound  a  specified  number  of  rods  to 
a  stake,  in  the  absence  of  all  satisfactory  proof  of  the  position  of  that  stake,  the  extent  of  the 
line  is  to  be  ascertained,  by  measuring  from  the  boundary  the  number  of  rods  named.  Lin- 
coln v.  Edgecomb,  28  Maine,  275. 

Where  a  corner  tree  could  not  be  found  at  the  end  of  the  declared  distance,  but  a  stump 
was  found  at  a  point  39  poles  less  than  the  declared  distance,  which  liad  been  recognized  by 
the  grantors  of  both  parties  as  the  corner  more  than  50  years  before;  held,  it  was  properly 
left  to  the  jury  to  find,  whether  the  monuments  or  the  measurements  should  govern.  Ice- 
bour  V.  Rives,  10  Ired.  256. 

Quantity,  though  the  least  reliable,  and  the  last  to  be  resorted  to  of  all  the  descriptions 
in  a  deed,  may  sometimes  be  considered  in  corroboration  of  other  proof.  McClintock  v. 
Rogers,  11  lUin.  279. 

Description  by  metes  and  bounds,  "the  same  containing  about  five  and  three-fourths 
acres,  be  the  same  more  or  less."  Held,  these  words  vv'cre  a  part  of  the  description,  and 
not  conclusive  evidence,  that  the  grantee  had  taken  and  agreed  to  pay  for  the  land,  without 
reference  to  tlie  quantity.     White  v.  Miller,  22  Verm.  380. 

Agreement  to  convey  173  acres  bounding  on  Beach  Fork,  on  payment  of  the  purcliaso- 
monoy.  The  lot  contained  166  one-half  acres,  but  tiiere  were  two  islands  adjoining  the  land, 
of  which  tlie  seller  was  in  possession,  containing  9  acres.  Hold,  as  tlie  bond  liounded  the 
land  on  13each  Fork  upon  only  one  side,  and  tlie  islands  were  in  possession  of  tiie  seller  and 
regarded  by  him  as  part  of  his  home  estate,  tliey  passed  by  the  deed,  and  tiio  purciiaser 
must  pay  the  same  price  per  acre  for  the  surplus  over  173  acres,  which  was  agreed  on  for 
the  remainder.     Tliompson  v,  Robertson,  9  B.  Mon  383. 

Devise  of  "  a  lot  of  about  one  acre  of  land,  be  it  more  or  less,  adjoining  hind  of  B  and 
lands  of  W."  Tlie  lot  contained  nearly  ten  acres.  Held,  the  devisee  took  the  whole.  Bear 
V.  Bear,  1  Harr.  529. 

Where  land  was  described  ;is  bounded  by  adjoining  lots  and  by  a  street,  and  the  quantity 
of  ground  within  these  bounds  exceeded  by  twelve  feet  the  measurement  contained  in  the 
conveyance;  hold,  that  the  boundaries  governed.     Petts  v.  Gaw,  3  Harris,  218. 
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the  monuments  referred  to  were  mistaken,  than  the  distances,  the  latter 
will  control. (1)  And,  where  the  land  conveyed  is  of  such  nature^as 
for  instance  aa  island — that  it  has  certain  natural  boundaries  which 
cannot  be  mistaken,  and  is  conveyed  by  its  general  term  of  description 
— as  "all  that  tract  or  upper  island,""  &c. ;  this  description  controls 
course  and  distance.(2) 

98  o.  So,  where  course  and  distanci?  only  are  given,  parol  evidence 
is  not  admissible  to  show  a  different  line,  by  marked  trees,  to  be  the 
true  one.(3) 

98  h.  So,  lines  marked  on  the  ground  constitute  the  actual  survey, 
and  control  the  return  of  the  surveyor,  even  where  a  natural  or  other 
fixed  boundary  is  called  for  by  the  survey ;  though  the  space  between 
the  two  is  but  twelve  perches  in  breadth. (4) 

99.  Upon  the  same  principle,  the  designation  of  land  conveyed  as  a 
single,  entire  estate,  occupied  by  a  person  named,  together  with  general 
boundaries,  will  control  the  quantity  of  land  mentioned,  though  vary- 
ing very  greatly  from  such  quantity. 

100.  "^Lease  of  "  the  farm  on  which  A  now  lives,  lyingeast  of  the  farm 
of  B,  west  of  that  of  0,  south  oi"  that  of  D,  io  contain  80  acres  in  one 
piece.''''     A's  farm  contained  149  acres.     Held,  the  whole  passed. (5)(o) 

100  a.  Where  the  attorney-general's  deed,  of  premises  sold  cinder  a 
mortgage,  described  the  premises  as  the  "  remainder  "  of  a  specified 
lot,  being  49  1-2  rods  wide,  and  containing  62  1-2  acres ;  and  such  re- 
mainder contained  only  36  acres,  and  the  attorney-general  had  in  fact 
advertised  the  remainder  only,  without  any  particular  description; 
held,  the  deed  only  professed  to  convey  the  remainder.(6) 

101.  But  where  one  conveyed  two  townships,  described  as  JSTo.  3  and 
No.  4,  "to  be  six  miles  square,  and  containing  23,040  acres  and  no 
more ;"  and  it  was  proved  that  iSTos.  3  and  4  were  each  eight  miles  long 
and  six  miles  wide,  and  contained  together  67,438  acres ;  held,  it  was 
the  evident  intention  that  the  tracts  should  be  resurveyed,  and  the 
grantee  took  only  the  quantity  named  in  the  deed,  with  the  right  of  lo- 
cating a  square  in  any  part  of  the  land  at  his  election.(7) 

102.  So,  where  a  deed,  after  bounding  by  feet  and  inches,  added,  "or 
however  otherwise  the  same  is  bounded  or  reputed  to  be  bounded,  be- 
ing the  mansion-house  and  land  thereto  belonging ;"  held,  the  Litter 
clause  could  not  control  the  bounds  specified.(8)(Z*) 

103.  Long  continued  occupation  under  a  grant  ma}^  control  courses 


(1)  Davis  V.  Rainsford,  11  Mass.  207. 

(2)  Lodge   V.   Lee,   6    Cranch.    237.     See 
Page  V.  Sclieibel,  11  Mis.  167. 

(3)  Wvrae  v.  Alexander,  7  Iredell,  237. 

(4)  Walker  v.  Smith,  2  Barr,  43  ;  Hall  v. 
Tanner,  4  Barr.  244. 


(5)  Jackson  v.  Barringer,  15  John.  471; 
Zeigler  v.  Hartz,  1  Watts  &  S.  533 ;  Clark  v. 
Munvan,  22  Pick.  410. 

(6)  Cox  V.  Clift,  2  Comst.  118. 

(7)  Moore  v.  Jackson.  4  Wend.  58. 

(8)  Tyler  v.  Hammond,  11  Pick.  193. 


{a)  A  deed,  after  particularly  describing  certain  parcels  of  real  estate,  closed  with  the  clause, 
"  all  my  real  estate  in  the  county  of  C; "  some  of  which  was  not  previously  mentioned.  Held, 
the  whole  passed.  Marr  v.  Hobson,  9  Shepl.  321.  Description  by  definite  boundaries,  be- 
ing "  tlielatid  on  which  (a  person  named)  resides."  The  latter  clause  may  be  rejected  as  in- 
cidental.    Bratton  v.  Clawson,  3  Strobh.  127. 

(h)  The  distinction  upon  tliis  point  is  said  to  be,  that  if  the  particular  recital  is  used  for 
restriction,  it  will  control  the  general  description.  Otherwise,  if  used  for  reiteration  or  affirma- 
tion. 9  Shepl.  350.  Conveyance  of  "my  homestead  farm,  being  lot  No.  13  in  Range  4." 
Held,  tliouQ,h  the  grantor  occupied  other  adjoining  land,  only  lot  13  passed.  Allen  v.  Allen, 
2  Shepl.  387. 
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and  distances,  where  no  monuments  are  referred  to,  or  where  those  re- 
ferred to  are  gone.(l) 

lOtt.  So,  where  a  lot  is  described  by  number  and  also  by  metes  and 
bounds,  and  the  grantee  takes  possession  of  a  lot  conforming  to  the  for- 
mer description,  but  not  to  the  lattei^,  and  continues  such  possession  for 
thirty-six  years;  the  description  by. number  shall  control  that  by  course 
and  distance,  the  circumstances  showing  a  mistake  in  the  latter.(2)(a) 

105.  Conveyance  of  several  lots,  lying  in  a  tract  of  wikl  land,  called 
"  the  Boston  Purchase."  Among  them  were  two  thus  described  ;  "  be- 
ing lots  numbert;d  15  and  43,  containing  140  acres  each,  more  or  less," 
which  were  originally  alluded  to  in  the  surveys  of  the  B.  P.,  but  had 
been  ascertained  before  the  date  of  the  deed  to  be  adjoining  thereto. 
Held,  the  two  lots  passed  by  the  deed. (3) 

106.  In  Maryland,  where  the  proprietor  of  two  tracts  conveys  the 
younger  tract  by  metes  and  bounds,  all  the  lands  contained  within  those 
metes  and  bounds  pass  to  the  grantee,  though  part  of  the  elder  tract  is 
embraced  within  them. (4) 

107.  Even  a  monument  erected  after  the  making  of  the  deed,  but 
with  the  intent  to  conform  thereto,  will  control  the  line  mentioned  in 
such  deed. (5) 

107  a.  Lines  were  run  by  the  grantees  under  two  deeds  of  adjoining 
tracts,  made  at  the  same  time,  on  which  lines,  with  the  intent  of  con- 
forming to  the  location,  they  soon  after  established  monuments,  and  con- 
tinued to  occupy  accordingly,  for  more  than  20  years.  Held,  such  lo- 
cation controlled  the  distances  in  the  deeds.(6) 

107  h.  Also,  that  evidence  was  admissible,  that  the  location  w\as  made 
conformably  to  an  established  custom  and  usage,  existing  at  the  time, 
of  giving  a  particular  measure,  in  locating  the  territory  in  question. (7) 

107  c.  So,  wild  lands  are  bounded  by  such  lines  as  have  been  run,  by 
proper  authority,  at  the  time  of  purchase,  if  any;  and  if  none,  by  those 
which  are  afterwards  so  run. (8) 

108.  AVhere  a  deed  refers  to  a  map  or  plan,  its  lines,  courses,  &c.,  are 
to  be  re<^'-arded  as  expressly  mentioned  in  the  deed,  whether  actually 
annexed  or  not;  according  to  the  maxim,  ^' vtrha  illata  inesse  viden- 
tur.'Xb)     It  has  been  doubted  whether  maps  can  be  offered  in  evidence 


(1)  Owen  V.  Bartholomew,  8  Pick.  520; 
Cutis  V.  King,  5  Greeiil.  482. 

(2)  Lush  V.  Druse,  4  Wend.  313  ;  Buchan- 
an V.  Steuart,  3  Har.  &  J.  329. 

(3)  Smith  V.  Strong,  14  Pick.  128. 

(4)  Mundell  v.  Perry,  2  Gill  &  J.  206; 
Hawkins  V.  Han.son,  1  Har.  &  M'Hen.  523; 
Hall  V.  Giltings,  2  Har.  &  J.  119. 


(5)  Makepeaces.  Bancroft,  12  Mass.  469 ; 
Davis  V.  Rainslbrd,  17,  207  ;  Lerned  v.  Mor- 
rill, 2  N.  H.  197 ;  Waterman  v.  Johnson,  13 
Pick.  261.  (See  9,  520.)  Ken.  Purchase  v, 
Titlany,  1  Greenl.  219. 

(6)  Mosher  v.  Berry,  30  Maine,  83. 

(7)  lb. 

(8)  Buol's,  &c.  V.  Tuley,  4  McLean,  268. 


(a)  In  a  contract  for  the  sale,  at  a  gross  price,  of  a  certain  number  of  acres,  off  the  west  end 
of  the  vendor's  tract,  to  come  to  a  road,  tlicnco,  in  the  direciionof  a  certain  fence,  to  a  speci- 
fied point,  the  vendee  will  be  entitled  to  the  number  of  acres  named,  though  not  included 
between  the  west  end  of  the  tract,  the  road,  and  the  line  run  thence  to  a  point.  And  the 
same  construction  will  bo  given  towards  a  subsequent  contractor,  for  the  residue  of  the  tract, 
after  the  first  vendee's  purchase  shall  be  surveyed.     Harper  v.  Lindsey,  1  Meigs,  310. 

{I)  But  the  reference  to  a  plat  must  be  certain,  so  that,  upon  its  production,  it  will  appear 
to  be  the  plat  referred  to.  But  a  plat  cannot  be  referred  to,  in  order  to  enlarge  or  diminish 
the  etl'ectof  the  words  of  conveyance.     Kenyon  v.  Nichols,  1  R.  I.  411. 

Wliere  a  deed  conveyed  a  lot  of  land,  "  containing  a  certain  number  of  acres,  more  or  less," 
bounded  partly  by  lot  numbered  53,  partly  by  A's  lot,  and  partly  by  the  shores  of  a  river, 
said  premises  being  the  lot  numbered  52  on  the  plan  of  the  town  where  the  land  was  situate; 
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without  being  recorded.     References  to  a  map  may  pass  certain  premi- 
se?, though  from  its  small  size  they  cannot  be  discerned  thereon.(l) 

109.  Where  land  is  survej^ed,  monuments  are  marked  or  erected,  and 
a  plan  is  afterward.s  made,  to  delineate  the  survey ;  if  the  survey  and- 
plan  vary,  the  former  governs.     Otherwise,  where  the  plan  precedes  the 
survey. (2) 

110.  VVhere  thei'c  are  no  monuments,  and  the  courses  and  distances 
vary,  the  one  or  the  other  shall  control,  according  to  the  intention  and 
the  facts  of  the  case.(3)(a) 

111.  In  a  question  of  boundary,  where  other  land  is  referred  to,  the 
law  will  regard  only  the  legal  title  to  such  land,  nut  any  merely  equi- 
table interest. 

112.  Land  conveyed  by  A,  was  described  as  bounded  on  the  land  of 
B.  B  owned  a  lot  conveyed  to  him  by  the  grantor  of  A,  and  occupied 
as  his  own  another,  for  which  he  had  contracted  and  paid,  but  had  taken 
no  deed.  Held,  the  former  lot  was  the  true  boundar}-  ;  as  the  grantor 
of  A  must  so  have  viewed  it,  and  as  this  lot  was  the  only  one  to  which 
the  records  showed  that  B  had  a  title.('l) 

112  a.  Where  a  deed  bounds  the  premises  on  one  side  by  lands  men- 
tioned as  owned  by  another  person,  (speaking  in  the  present  tense,) 
when  in  fact,  at  the  date  of  the  deed,  there  is  no  land  owned  by  such 
person  in  that  place,  the  land  recently  owned  by  him  will  be  intended, 
and  the  deed  shall  receive  this  construction  id  res  magis  valtat  quani 
pereat.ip) 

112  5.  Conveyance  "beginning  at"  and  "bounding  on"  land  of  A. 
Held,  the  boundary  was  the  true  line  of  B's  land,  not  the  line  of  his 
actual  occupation  as  shown  by  a  fence,  set  up  and  maintained  by  B, 
before  and  after  the  conveyance,  with  the  consent  of  the  owner  of  the 
lot  granted,  supposing  this  to  be  the  true  line.(6) 

113.  A  deed  described  a  boundary  line  as  running  up  a  river  to 
certain  falls,  "  thence  continuing  to  run  in  such  a  direction  as  to  include 
a  mill-3'ard  and  the  whole  of  a  mill-pond,  which  may  be  raised  by  a 


(1)  Davis  V.  Rainsford,  17  Mass.  207  ;  Lunt 
V.Holland,  It,  149;  Thomas  v.  Patten,  IShepl. 
329  ;  Blaney  v.  Rice,  20  Pick.  G2  ;  Harris  v. 
Maxwell,  4  Dev.  &  B.  242  ;  Doe  v.  CuUum,  4 
Alab.  (N.  S.)  576;  Llewellyn  w.  Jersey,  11 
Mees.  &  W.  183  ;  Taylor  v.  Parry,  1  Scott,  N. 
576;  Thomas  V.  Hatch,  3  Sumu.  170;  Otisu. 
Moulton,  2  Appl.  205;  Heaton  v.  Hodges,  2 
Shepl.  66.     See  Cain  v.  Hodge,  3  Strobh.  115 ; 


Lincoln  v.  "Wilder,  29  Maine,  169;  City,  &c. 
V.  Illinois,  5)0.,  12  Illin.  38;  Hobbes  r.  Parker, 
31  Maine,  143. 

(2)  Ripley  v.  Berry,  5  Greenl.  24. 

(3)  Loringt).  Norton.  8  Greenl.  61;  McClin- 
tock  11.  Rogers,  10  Ired.  256. 

(4)  Crosby  v.  Parker,  4  Mass.  110. 

(5)  Mason  v.  White,  11  Barb.  Sup.  Ct.  173. 
(6^  lb. 


held,  tlie  plan  was  the  more  certain  monument,  and  must  control  the  other,  the  two  being 
inconsistent.     Lincoln  v.  Wilder,  29  Maine,  1G9. 

Where,  in  a  deed,  reference  is  made  to  another  deed,  as  recorded  in  a  particular  book  and 
page  of  the  regLstr}-,  for  a  description,  a  copy  of  the  record  of  that  deed  is  admissible  in  evi- 
dence in  connection  with  the  former  deed.     Clough  v.  Bowman,  15  N.  H.  204. 

Votes  and  resolutions  of  the  general  assembly,  and  the  acts  of  their  committees,  cannot  be 
referred  to  for  a  description  of  the  premises,  intended  to  be  conveyed  by  an  agent  of  tiie  gen- 
eral assembly,  unless  they  are  referred  to  in  a  deed  for  that  purpose.  Kenyou  v.  Nichols,  1 
R.  L  411. 

(a)  Where  the  original  corners  and  lines  are  proved,  they  control  courses  and  distances. 
But  the  latter  govern,  where  there  are  no  established  objects  to  control  them.  Nelson  t. 
Hall,  1  McLean,  518. 
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dam  on  snid  falls  to  a  certain  road."  Held,  this  was  a  description  of 
the  boundary  of  the  land  itself,  and  not  of  the  height  to  which  the 
pond  might  be  raised. (1) 

114.  With  regard  to  the  words  used  to  express  boundaries;  to, /m?/?, 
and  %,  are  terms  of  exclusion,  unless  by  necessary  implication  they 
are  manifestly  used  in  a  different  sense.  The  word  between  necessarily 
excludes  the  termini  named.  So  a  conveyance,  bounded  on  other  land, 
cannot  include  such  land.(2)(a) 

115.  A  deed,  conveying  all  the  grantor's  lands  between  certain  speci- 
fied lines  or  boundaries,  is  not  void  for  uncertaiiity.(3) 

116.  Where  a  deed  contains  precise  boundaries,  and  also  mentions 
a  certain  quantity  of  land,  the  former  controls  the  latter  description  ; 
nor  does  the  latter  amount  to  a  warranty  that  there  is  that  quantity  of 
land,  but  is  merely  a  part  of  the  description  ;  even  though  worded 
somewhat  in  the  form  of  a  covenant ;  as,  "the  lot  to  contain  200  acres 
by  measure."(4) 

117.  So  "containing  so  many  acres,  be  the  same  more  or  less,"  are 
merely  words  of  description,  and,  if  deliberately  inserted  without  fraud, 
Chancery  will  not  relieve  for  deficiency  of  quantity. (5)(i) 

117  a.  But  where  one  conveys  by  courses  and  distances,  and  his 
covenant  of  warranty  extends  to  the  entire  quantity  of  land  included 
by  them,  the  farther  description  of  it  in  his  deed,  as  a  tract  which  had 
passed  to  him  by  a  chain  of  conveyance,  will  not  restrain  the  warranty 
to  the  primitive  bounds  of  the  tract.(6) 

117  h.  A  deed  conveyed  a  tract  of  land  by  metes  and  bounds,  speci- 
fying the  number  of  acres,  and  covenanted  as  follows :  "  To  have  and 
to  hold,  to  him,  the  said  A,  his  heirs  and  assigns,  the  right  and  title  of 
the  same  I  warrant  and  v/ill  ever  defend."  Held,  that  this  was  only  a 
covenant  for  quiet  enjoyment,  and  not  a  warranty  as  to  the  number  of 
acres  mentioned  in  the  deed. (7) 

117  c.  In  a  deed,  the  descriptive  part  ascertained  a  whole  tract,  de- 


Clark,  5  Mass.  355  ;  Perkins  v.  Webster,  2 
N.  IL  287  ;  Peden  v.  Owens,  Rice,  55. 

(5)  Mann  v.  Pearson,  2  John.  37.  (See 
Tliomas  v.  Perry,  1  Pet.  Cir.  49.)  Mervin  v. 
Bennet,  8  Paige,  312. 

(6)  Steiner  v.  Baugman,  2  Jones,  106. 


(1)  null  V.  Fuller,  4  Term.  199. 

(2)  Bradley  v.  Rice.  1  Siiepl.  201 ;  Revere 
y.  Leonard.  1  Mass.  91;  Nash  v.  Atherton, 
10  Ohio.  163. 

(3)  Ward  v.  Bartholomew,  6  Pick.  409  ; 
Haven  v.  Richardson,  5  N.  H.  11.^. 

(4)  Barksdalc   v.  Toomer,   1   Harp.    290;  j      (7)  Huntley  v.  Waddell,  12  Ired.  32 
Large  v.  Penn,   6  S.  &  R.  488;  Powell  v.  \ 

(fl)  Where  the  words  on,  by,  or  to  a  certain  streana  are  used,  the  flats  will  pass,  and  some- 
times the  land  to  the  centre  of  the  river.  Whetlier  the  words  on  the  bank  will  be  so  con- 
strued, qu?  ir  reference  is  also  made  to  fixed  monuments  on  the  bank,  tlie  flats  will  not 
pass.     Thomas  v.  Hatch,  3  Sumn.  170.     See  SmiUi  v.  Power.«,  15  N.  H.  546. 

Land  was  described,  in  different  deeds,  as  bounding  "on  the  mountain,"  and  "by  the 
mountain,"  and  "the  foot  of  the  mountain."  Held,  these  words  were  too  indefinite  and 
uncertain  to  control  the  courses,  distances  and  other  references  in  the  deeds,  descriptive  of 
the  land.  Also,  that  it  was  a  question  depending  botii  on  law  and  fact,  whether  these  words 
excluded  or  included  a  certain  part  of  the  mountain,  and  this  question  should  have  been 
submitted  to  a  jury,  under  such  directions  from  the  court,  as  to  the  rules  of  construction,  as 
were  applical)le  to  the  case.  Also,  that  it  might  be  important,  in  order  to  decide  this  ques- 
tion, to  :isceriain  the  location  of  adjoining  lots  of  land.     Williston  v.  Morse,  10  Met.  17. 

(h)  Tlie  number  of  feet,  mentioned  as  the  length  of  a  boundary  line,  is  to  be  taken  as  the 
true  length,  though  'more  or  less"  be  added,  unless  either  the  dex'd  or  tlie  situation  of  the 
land  in  some  way  control  this  construction      Blaney  v.  Rice,  20  Pick.  62. 


CHAP.  LXXXIY.]  FORMAL  PARTS  OP  A  DEED.  369 

clared  that  part  of  it  was  claimed  by  A,  and  specified  that  the  grantor 
only  conveyed  200  acres  ;  that  he  did  not  convey  the  part  claimed  by 
A,  but,  if  it  should  be  found  that,  besides  the  part  so  claimed,  there  was 
more  than  200  acres,  the  grantee  should  have  it.  A  general  warranty 
of  the  premises  was  added.  It  was  found  that  A's  claim  covered  all 
but  142  acres ;  and  the  grantee  sued  the  grantor  in  covenant,  alleging 
a  warranty  of  200  acres,  and  a  breach  by  reason  of  A's  claim.  Held, 
the  stipulations  in  the  deed  amounted  to  a  covenant  that  there  were 
200  acres  conveyed,  which  were  not  covered  by  A's  claim ;  and  that 
the  plaintiff  was  entitled  to  recover  the  value  of  58  acres.(2) 

118.  Where  a  deed  bounds  upon  a  way  or  street,  this  is  not  a 
mere  description,  but  a  covenant  that  such  way  exists,  and  that  the 
grantor  and  his  representatives  will  not  obstruct  it.  But  the  extent 
of  the  covenant  shall  be  limited  by  the  description  in  the  deed,  to  which 
an  actually  existing  way  corresponds ;  and  shall  not  be  commensurate 
with  the  whole  land. (3)  And,  where  land  is  described  as  bounded 
upon  a  street  in  the  rear,  which  is  not  actually  opened,  but  merely  laid 
down  upon  a  map,  and  there  is  also  a  front  access,  this  is  not  an  implied 
grant  of  a  way  in  such  street,  or  a  covenant  to  open  the  same.(4)(a) 

119.  The  above  principle  (sec.  116)  is  also  applicable  to  the  case  of 
a  mere  agreement  for  a  conveyance,  which  is  accordingly  afterwards 
made.  Thus,  if  the  agreement  states  the  quantity  of  land,  and  the 
deed  states  it  in  the  same  way,  with  the  addition  of  -niore  or  less  ;  in  a 
suit  upon  a  note  given  by  the  purchaser  of  the  land,  it  is  no  defence 
that  the  quantity  fell  short  of  the  amount  specified,  although  this  fact 
would  have  been  a  defence  to  a  suit  upon  the  agreement.  The  agree- 
ment is  merged  in  the  conveyance.(o) 

120.  But,  where  the  deed  mentions  a  certain  number  of  acres,  sets 
out  the  bounds,  and  then  adds,  "the  nine  and  a  half  acres  I  warrant, 
be  tiie  same  more  or  less  ;"  this  is  a  warranty  of  the  quantity .{<o) 

121.  Introductory  words  in  the  description  of  the  property  conveyed, 
which  consists  of  two  distinct  parcels,  will  be  applied  to  the  whole 
property,  though  in  form  connected  only  with  the  first  mentioned  par- 
cel. Thus,  where  the  description  was  "  the  one  half  of  the  land  here- 
after described,  &c.,  thus  bounded,  &c.  ;  the  one  half  of  the  whole  of 
said  land,  &c. ;  and  also,  one  other  piece  ofland^  &c.,  bounded  thus,"  &c. ; 
held,  one-half  only  of  the  last-named  parcel  passed  by  the  deed.(7) 

122.  A  grantor,  having  three  undivided  quarters  of  a  farm,  conveys 

(2)  Morris  V.  Owens,  3  Strobh.  199.  ,  13,    143;   Houghtaling  v.   Lewis,    10  John. 

(3)  Mercer  Street,  4  Cow.  542.  297  ;)  Stebbins  v.  Eddj',  4  Mas.  414. 


(4)  Parker  v.  Smith.  17  Mass.  413. 

(5)  Haggerty    v.    Pagan,    2    Penns.   533 
(Sniitli  V.    i<>ans,   6  Biiin.    102;    Crotzer  v. 


(6)  Crawford  v.  Crawford,  1  Bai.  128. 

(7)  Hapgood  V.  Widtman,  13   Mass.  464. 
(See  Tyler  V.  Hammond.  11   Pick.   193;   Doe 


Russel,  9  S.  &  R.  80  ;  M'Lelland  v.  Creswell    ,v.  Anderson,  1  Star.  155.) 


(a)  Where  streets  were  laid  out  on  land  adjoining  a  town,  by  the  owner  of  the  land,  some 
of  wiiich  were  in  continuation  of  the  public  streets  of  the  town,  and  lots  on  these  streets 
were  sold  by  the  owne.',  bounding  on  tlie  streets  by  their  names,  and  some  of  the  streets 
■were  sold  to  liie  tru.stees  of  tlie  town;  it  was  held,  after  the  lapse  of  many  years,  that  the 
owner  of  the  land  could  not  maintain  an  action  against  the  town  for  the  land  covered  by  the 
streets,  or  for  compensation  therefor.     Wicklitfe  v.  Lexington,  11  B.  Mon.  155. 
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one  equal  moiety  of  the  farm  by  metes  and  bounds,  "together  with  all 
the  estate,  right,  &c.,  which  he  hath  to  the  above  described  premises," 
Held,  onl}^  a  moiety  passed. (1) 

123.  But,  where  one  conveyed  "  one  half  of  an  undivided  tract, 
lying,  &c, ;  also  a  tract  lying,  &c. ;  also  one  half  of  an  undivided  tract  of 
woodland,"  &c. ;  and  his  wife  released  her  dower  in  the  undivided  one 
half  of  the  above  premises;  held,  the  whole  of  the  second  tract  passed, 
and  parol  evidence  was  inadmissible  of  an  intention  to  pass  only  one 
halfof  it.(2) 

124.  An  administrator  conveyed  land  of  his  intestate,  with  the  ex- 
ception of  the  widow's  dower  therein.  Held,  the  reversion,  expectant 
upon  dower,  passed.(3) 

125.  A  tract  of  land  may  acquire,  by  reputation,  a  name  different 
from  that  which  it  bears  in  the  patent,  and  may  pass  by  such  acquired 
name.(4) 

126.  The  rules  above  stated,  in  regard  to  the  description  of  premises 
conveyed,  relate  in  general  to  different  modes  of  description  in  the 
same  deed.  Where  a  question  arises  in  regard  to  the  construction  of 
different  conveyances  of  the  same  property,  a  particular  description  will 
control  a  general  one,  if  the  justice  of  the  case  so  requires;  although, 
under  other  circumstances,  the  latter  might  prevail. 

127.  A  conveys  to  B  a  tract  of  land  in  Boston  by  metes  and  bounds. 
A  afterwards  conveyed  to  0  "  all  the  right  and  title  to  the  land  I  have 
in  Boston."  C's  deed  was  first  recorded.  Held,  the  words  all  the  righ% 
&c.,  must  be  construed  to  exclude  such  part  of  the  land  as  A  had  al- 
ready parted  with,  as  between  him  and  the  first  grantee.{n){ci) 

128.  A  similar  principle  applies,  where  a  part  of  land  embraced  in  a 
grant  is  out  of  the  control  of  the  grantor ;  though  not  by  virtue  of  a 
prior  deed. 

129.  Thus,  where  one  conveys  his  right  and  title  in  a  particular 
patent,  not  specifying  the  quantity  or  boundaries,  and  a  part  of  such 
patent  is  in  the  adverse  possession  of  another,  only  the  remaining  por- 
tion passes  by  the  deed. (6) 

130.  Where  land  is  described  as  bounded  on,  by  or  to  the  sea  or  salt 
water, or  in  any  other  equivalent  mode,  not  reserving  the  flats;  which, 
with  the  upland,  belong  to  the  grantor,  the  conveyance  extends  to  low- 
water  mark,  if  not  more  than  100  rods  below  high-water  mark.  But 
one  may  convey  his  upland,  without  the  flats,  or  the  converse.  And, 
if  a  boundary  be  to,  on,  or  bij  the  hinh  of  a  stream,  or  hy  its  'margin,  the 
boundary  may  be  limited  to  the  bank.(7)     {Siqyra,  sec.  64,  &  sequ.  &  n.) 

131.  The  sea-shore,  when  mentioned  in  a  deed,  means  the  usual  and 
ordinary  margin  of  the  sea,  or  the  ground  between  high  and  low-water 
marks.     But,  if  the  deed  bounds  upon  a  way  or  street  adjoining  the 


(1)  Jackson  v.  Stevens,  16  Jolni.  110. 

(2)  Child  V.  Wells,  13  Pick.  121. 

(3)  Lc-verott  ?;.  Armstrong,  15  Mass.  26. 

(4)  Wall  V.  Forbes,  1  Harr.  &  Gill,  443. 
^.5)  Adams  v.  Cuddy,  13  Pick.  460. 


(6)  Van  Dyck  v.  Van  Beuren,  1  John.  345'. 

(7)  Storer  v.  Freeman,  G  Mass.  435;  Com. 
V.  Cliarlestovvn,  1  Pick.  180;  Thomas  v. 
Hatch,  3  Sumn.  ITO  ;  Nickerson  v.  Crawford, 
16  Maine,  245. 


(a)  A  devise  of  "  the  Home  Plantation"  will  not  pass  certain  lota  formerly  included 
therein,  but  set  off  by  commissioners  under  an  act  of  tlio  legislature,  procured  by  the 
devisor  himself.     Hampton  v.  Covvles,  4  Dov.  &  B.  16. 
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sea-shore,  it  does  not  extend  across  such  way,  so  as  to  reach  below  high- 
water  mark.(l)(a) 

132.  Where  one  of  the  boundaries  in  a  deed  is  a  line  to  be  run  up  a 
creek,  the  line  must  be  run  through  the  middle  of  the  creek,  according 
to  its  turnings  and  windings.(2)(i6) 

133.  Where  a  deed  calls  for  a  corner  standing  on  the  bank  of  a  creek, 

(1)  lb.;  Codraan  v.  'Wiaslow,  10  Mass.  {  Buckley  v.  Blackwell,  10  Ohio,  508;  Bow- 
146.     See  14  Pick.  411.  man  v.  Farmer,  8  N.  H.  402. 

(2)  Jackson  v.  Louw,  12  Jolm.  252.     See  I 

[a)  K  bank  is  the  coutinuous  margin  where  vegetation  ceases  The  shore  is  the  sa;idy 
space  between  it  and  low- water  mark.     M'Cullough  v.  Wainright,  2  Harr.  171. 

The  word  "beach"  designates  land  washed  by  the  sea,  and  is  synonymous  with  "shore." 
Littlefied  v.  Littlefield,  28"Maine,  180. 

"Where  land  was  described  in  a  deed  as  containing  two  and  a  half  acres  of  salt  marsh,  and 
as  being  within  the  following  bounds — beginning  at  a  corner  by  the  beaeli,  and  running  by 
a  given  line  to  a  creek,  and  by  the  creek  to  a  certain  marsh,  and'tlien  by  the  marsh  to  a  ditch, 
and  then  by  the  ditch  to  the  beach,  and  running  by  the  beach  to  the  place  begun  at, — it  was 
held,  tliat  the  land  granted  adjoined  upon  tlie  land  washed  by  the  waves  of  the  sea,  al- 
though the  quantity  of  land  witliin  the  boundaries  exceeded  tliat  named  in  the  deed,  and 
was  not  wholly  salt  marsh,  and  although  the  ditch  did  not  extend  the  whole  distance  to  the 
beach.     lb. 

Whether  a  lot  bounded  on  a  lake  is  limited  to  the  margin  of  the  lake  or  not,  depends  upon 
the  manner  in  which  tiie  lake  was  formed.     Dillingham  v.  Smitli,  30  Maine,  370. 

A  boundar}'  on  a  fresh  water  pond,  which  had  been  permanently  enlarged  by  means  of  a 
dam  at  its  mouth,  passes  the  land  as  far  as  the  low-water  mark  of  the  pond,  in  its  enlarged 
state.     Wood  v.  Kelley,  30  Maine,  47. 

In  a:entral,  if  in  a-  body  of  water  tliere  be  a  steady  and  uniform  current,  it  will  be  a  river. 
The  Stale  v.  Gilmanton,  14  N.  H.  467. 

But  tliis  definition  is  not  applicable  to  a  lake,  in  which  there  may  be  a  uniform  current 
from  its  head  to  its  outlet.     lb. 

A  body  of  water  lying  below  the  outlet  of  a  lake,  through  which  the  waters  from  the 
lake  pass,  and  in  which  tliere  is  a  steady  and  uaiform  current,  is  a  river,  although  another 
appellation  may  have  been  usually  given  to  it.     lb. 

{&)  A  line  described  as  running  from  one  landmark  to  another,  without  reference  to  any 
intermediate  monument  or  curve  line,  is  to  be  taken  as  straight ;  and  parol  evidence  is  not 
admissible  to  the  contrary.  Allen  v.  Kingsbury,  16  Pick.  235.  But,  if  a  line  is  to  run 
along  a  river  or  creek  from  one  terminus  to  another,  it  must  follow  such  stream,  however 
sinuous  or  indirect;  and,  if  the  description  will  not  reach  the  terminus,  it  must  be  pursued 
so  far  as  it  conducts  towards  the  terminus,  and  then  relinquished  for  a  direct  line  to  the 
terminm.  Sliutz  v.  Young,  3  Ired.  385.  Boundary  "along  the  river,"  and  tlien  by  a 
marked  line.     Held,  the  former  controlled  the  latter.     Lynch  v.  Sanders,  4  Dev.  &  B.  62. 

A  grant  began  on  a  lake,  thence  south,  then  west,  then  north,  then  east,  certain  distances, 
"with  tlie  windings  of  the  lake  water  to  the  beginning."  Held,  though  the  distance  men- 
tioned in  the  third  line  should  fail  before  reaciiing  tlie  lake,  it  must  be  continued  in  a  direct 
course  to  the  lake.     Literary,  &c.  v.  Clark,  9  Ired.  58. 

Where  a  deed  bounds  "  partly  on  a  stream,  as  the  said  lot  was  surveyed  by  L.  L.  Esq.,  re- 
verence being  had  to  the  plan,"  and  the  plan  shows  a  straiglit  line  drawn  along  tlie  stream 
pursuing  its  general  course,  but  crossing  the  stream  at  a  curvature,  and  taking  in  a  piece  of 
land  on  the  otiier  side  witliin  the  curvature,  and  tiie  lines  named  in  the  deed  do  not  entirely 
surround  the  tract,  but,  by  substituting  the  straiglit  line  instead  of  the  stream,  the  tract  ia 
surrounded  ;  the  straight  line  is  the  true  boundary,  and  the  land  on  tiie  other  side  of  the 
stream,  between  the  curvature  and  the  straight  line,  is  embraced  in  the  deed.  Eaton  v. 
Knapp,  29  Maine,  120. 

Where  there  are  adjoining  proprietors  of  land  upon  the  same  side  of  a  stream,  each 
bounded  upon  the  stream,  and  the  corner  between  them,  upon  the  stream,  is  indicated  by  a 
fixed  monument  upon  the  bank;  the  true  corner  is  at  that  point  in  the  centre  of  the  stream 
which  is  nearest  to  the  monument,  and  its  direction  from  the  monument  will  be  changed  by 
the  changes  of  the  course  of  tlie  stream.     Newton  v.  Eddy,  23  Verm.  319. 

A  farm,  bounding  at  one  end  on  a  river,  was  a  little  wider  at  tiiat  end  than  the  other.  One 
half  of  the  farm  was  conveyed  by  deed,  separated  from  the  otiier  lialf  by  a  line,  beginning 
at  the  river  and  running  back,  "  holding  its  width  equally  alike  "  tiie  whole  length  of  tho 
farm.  Held,  the  deed  passed  a  strip  of  equal  width  throughout,  and  a  number  of  acres  equal 
to  that  retained  by  the  grantor.     Patterson  v.  Trask,  30  Maine,  28. 

Where  a  certain  course  is  described  from  one  corner  to  another,  not  referring  to  a  lino  of 
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"thence   clown   said  creek  with   the   several  meanders   thereof,"  the 
boundary  is  the  water's  edge  at  low-water  mark.(l) 

134.  The  next  clause  iu  a  deed  is  the  exception, (a)  by  which  some- 
thing is  excepted  from  the  property  previously  granted.  It  is  said,  the 
following  circumstances  are  necessary  to  a  valid  exception:  1.  Apt 
words.  °2.  The  thing  excepted  must' be  a  part  of  what  is  previously 
granted,  and  not  of  any  other  thing.  3.  It  must  be  a  part,  not  the 
whole  of  the  thing  granted.  4.  Something  severable  from  the  grant, 
not  an  inseparable  interest  or  incident.  5.  Something  that  the  grantor 
may  retain.  6.  A  particular  thing  out  of  a  general  one,  as,  out  of  a 
farm  an  acre  ;  not  a  particular  out  of  a  particular  one.  7.  It  must  be 
certainly  desciibed  and  set  down. (2) 

135.  If  there  is  a  clear  and  undoubted  grant  in  the  former  part  of  a 
deed,  and  afterwards  words  are  added  which  are  repugnant  and  contra- 
dictory, or  uncertain,  the  latter  may  be  rejected  ;  but,  where  the  words 
are  ambiguous,  or  so  mixed  up  with  other  words  as  to  show  an  intent 
different  from  the  common  effect  of  some  of  the  words,  if  taken  by 
themselves,  the  subsequent  words  may  be  used  to  ascertain  the  real  in- 
tent of  the  instrument.(3)(6) 

186.  An  exception  shall  be  taken  most  favorably  to  the  grantee,  m 
case  of  any  uncertainty.  Thus,  if  a  luilding  is  reserved,  wherein  a 
machine  is  then  in  operation,  this  does  not  embrace  the  land,  nor  any 
ncAV  building  subsequently  erected.  So,  where  a  deed  conveys  the 
lantl  by  metes  and  bounds,  "excepting  a  road  laid  out  through  the 
premises  by  a  committee,  &c. ;"  only  an  easement  is  reserved  to  the 
grantor.(4) 


(II  M'Culloch  V.  Aten.  2  Ohio,  309;  Buck- 
ley V.  Gilmore,  12,  63.  See  B  ckton  v. 
Cliesimt,  4  Dev   &  B.  335. 

(2)  Co.  Lit.  47  a;  Touuli.  77  ;  (Tliomas  v. 
Pickering.  1  Sliepl.  337.) 

(3)  W  lie  V.  Howard.  6  Pick.  499-500. 

(4)  Jackson  v.  Hudson,  3  Jolin.  375  ;  Mar- 


sliall  V.  Niles,  8  Conn.  369;  Palmer  v.  War- 
ren Ins.  Co.,  U.  S.  C.  Ct.  Mass.  Oct.  T.  1840 ; 
Law.  Rep.  July,  1841.  p.  98  ;  Leavittf.  Towle, 
8  N.  11.  96.  See  Waigh  v.  Richardson,  8 
Ired.  470;  Gronen  v.  Howard,  31  Maine, 
546. 


marked  trees,  and  the  corners  are  both  proved  ;  the  direct  line  between  them  is  the  bound- 
ary, although  tliere  is  such  a  line  of  trees  between,  varying  from  tlie  direct  line.  Other- 
wise, wiiere  a  line  of  trees  is  called  for,  in  addition  to  the  course  above-mentioned.  Hough 
V.  Horn.  4  Dev  &  B.  228  ;  Wynne  v.  Alexander,  7  Ired.  237.  If  there  be  a  grant  along  a 
h'igliway  from  one  corner  to  another,  and  such  corners  are  proved,  the  way  will  be  the 
boui.iiary,  though  varying  from  the  course.  And,  if  there  are  two  tracks,  the  jury  must 
settle  which  is  the  pnblic  road.     lb. 

Commissioners  were  appointed  to  divide  a  tract  of  land  between  the  joint  owners.  They 
fixed  the  corners  of  the  dividing  line,  and  intended  that  the  division  should  be  by  a  straight 
line  from  one  of  tlicse  corners  to  the  other;  and  the  line  was  so  described  in  their  report, 
and  so  laid  down  on  tlie  plat  which  they  returned  to  court.  In  fact,  lioweve',  the  land 
being  covered  with  a  thick  wood,  the  line  which  they  marked  was  not  straight.  In  cross 
actimis  of  ejectment  and  trespass  between  the  owners  of  the  two  tracts,  it  was  held,  that 
the  true  division  1  lie  vva  the  line  as  it  was  intended  to  be,  and  not  the  line  mar  ed  on  the 
lami.     Smith  v.  Davi.s,  4  Gratt.  50. 

Where  a  boundary  line  is  described  as  running  parallel  with,  and  within  seven  inclies  of, 
a  certain  wall,  but  its  length  is  not  given;  the  line  runs  as  far  as  the  grantor  has  a  right  to 
extend  it,  in  order  to  give  effect  to  t.ie  gmnt.     Dall  v.  Brown,  5  Cush.  2s9. 

((/)  It  is  said,  however,  that  a  reservation  may  be  made  in  the  premises,  the  clause  of 
grant,    he  habendum,  or  reddmdnm.     Stambaugb  v.  llollabaugh,  10  S.  &  R.  362. 

(/<)()ne  owning  1  md,  with  a  mill  privilege  thereupon,  conveyed  to  A,  a  son.  "the  use,  &C., 
of  on  J  half  of  ttie  saw-mill,"  and,  the  same  day,  to  B,  another  son,  the  tract  including  the 
mill,  "except  the  privilege  of  half  the  saw-mill,  conveyed  to  A  and  his  heirs."  Held,  the 
grant  and  reservation  should  be  construed  together,  and  one  half  of  the  mill  and  privilege 
passed  by  the  conveyance.     Moore  v.  Fletcher,  4  Shepl.  63. 
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137.  An  exception,  wholly  repugnant  to  the  grant,  is  void.  If  in 
part  repugnant,  it  is  matter  of  construction,  not  of  limitation  ;  and,  as 
the  law  will  not  intend  an  error  or  falsehood,  the  grant  shall  be  held 
not  to  include  the  part  excepted.  And  the  omission  of  the  word  heirs 
in  the  exception,  shall  not  confine  the  interest  retained  by  the  grantor 
to  a  mere  life  estate.     It  would  be  otherwise  with  a  reservation.(l) 

13S.  Grant  of  land,  excepting  one  acre  and  one  half  acre,  reserved 
for  the  use  and  flowing  of  water  for  a  mill  Held,  the  exception  was 
void  for  uncertainty. (2) 

138  a.  An  exception  is  not  void,  merely  because  to  some  extent  it  is 
inconsistent  with  the  grant,  unless,  by  giving  effect  to  the  exception, 
the  grant  would  become  wholly  inoperative. (3) 

138  h.  Where  a  grantor,  under  whom  both  parties  claim,  has  conveyed 
the  whole  of  a  tract  of  land  by  metes  and  bounds,  specifying  its  con- 
tents, and  then  excepted  out  of  it  a  certain  number  of  acres,  without 
giving  a  particular  description  of  them  ;  the  defendant  may  show,  by 
reference  to  other  deeds  and  surveys,  that  the  premises  in  question 
were  part  and  parcel  of  the  number  of  acres  excepted,  and  in  fact  be- 
longed to  the  grantee  at  the  time  of  making  his  conveyance.(-l) 

139.  An  exception  is  to  be  distinguished  from  a  reservaiion.{a) 
The  former  is  always  part  of  the  thing  granted.  The  latter  is  of  a  thing 
not  ill  esse,  but  newly  created  or  reserved.  It  is  also  to  be  distinguished 
from  an  ex2:)lariaiion.{p) 

140.  A  grantor  releases  all  his  right,  &c.,  in  one  undivided  moiety  of 
certain  land,  situated,  &c.  The  succeeding  clause,  by  reference  to 
another  deed,  and  by  implication  only,  would  reduce  this  moiety  to  a 
fourth  part.  Held,  the  latter  clause,  with  reference  to  the  fornier, 
could  not  operate  as  an  exception,  the  grant  in  the  former  clause  being 
not  general  but  certain ;  nor  as  a  new  reservation,  which  must  be  of 
some  new  right  not  before  in  esse,  or  perhaps  some  pre-existing  ease- 
ment; nor  as  an  explanation,  which,  hy  a.  videlicet  proviso,  ko..,  is  allowed 
only  to  explain  doubtful  clauses  precedent,  or  to  separate  and  distribute 
generals  into  particulars,  but  never  to  restrain  or  diminish  what  is  ex- 
pressly granted,  but  is  rather  held  void  for  repugnancy  ;  and  that  this 
clause  was  repugnant  and  void.(6) 


(1)  Hay  V.  Storrs,  Wright,  711. 

(2)  Darling  v.  Crowell,  6  N.  H.  421. 

(3)  Adatiis  V.  Warner,  23  Verm.  395. 

(4)  Corderey  v.  Conover,   1  Spencer,  320. 

(5)  Co.  Lit.  47  a.     See  Hatcli  v.  White,  22 


Pick.  518  ;  Hinraaav.  Booth,  21  Wend.  267  ; 
Sergeant  v.  Ford,  2  Watts  &  S.  122;  Baker 
V.  M'Dowell,  3,  358:  Doe  v.  Lock,  4  Nev.  4 
M.  807  ;   French  v.  Carhart,  1  Comst.  96. 
(6)  Cutler  v.  Tufts,  3  Pick.  272. 


(a)  The  distinction  does  not  depend  on  the  use  of  the  words  "  except "  or  "  reserve,"  but 
upon  the  nature  and  legal  effect  of  the  provision  itself  Gale  v.  Coburn,  18  Pick.  400.  Aa 
to  the  distinction  between  these  and  a  condition,  see  Parsons  v.  Miller,  15  Wfind.  564.  la 
Georgia,  by  a  late  statute,  burial-grounds  may  be  legally  reserved  by  a  grantor.  So  officers, 
executors,  &c.,  are  required  to  reserve  them.  St.  1842.  38.  A  distinction  is  sometimes 
made  between  an  exception  and  a  neio  grant.  Durham,  &c.  v.  Walker,  2  Ad.  &  El.  (N.  S.) 
940.  See  Hurd  v.  Curtis,  7  Met.  94;  Bowman  v.  Wathen,  2  M'L.  376.  The  expression 
"  reserving  to  the  grantor  the  use  and  control,  &c.,  during  his  natural  life,"  gives  him  a  life- 
estate.     Richardson  v.  York,  2  Shepl.  216. 

Where  a  grantor  reserves  the  privilege  of  entering  the  land,  and  taking  and  carrying  away 
stone  therefrom  ;  this  is  not  a  reservation  of  a  mere  personal  privilege,  but  of  a  right  and 
intereist  in  the  use  of  the  land  which  he  may  assign.     Munn  v.   Stone,  4  Cush.  146. 

A  reservation  io  a  deed  of  a  right  or  privilege  should  be  construed  in  the  same  way  as  a 
grant,  by  the  owner  of  the  soil,  of  a  similar  right  or  privilege.  French  v.  Carhart,  1 
Comst.  96. 
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141.  Conveyance,  excepting  and  reserving  all  mineral  or  magnesia  of 
any  Jcind,  kc.  Held,  the  word  onajnesia  was  not  to  be  construed  as  a 
restriction  or  qualilication  of  the  words  all  mineral,  but  as  additional 
thereto;  the  fact  that  magnesia  is  a  mineral  being  generally  unknown, 
except  to  scientific  men.(l) 

142.  A  deed  reserved  all  the  pine  timber  upon  the  land  of  a  certain 
size.  Held,  the  pine  timber  trees  continued  to  belong  to  the  grantor 
while  they  lasted,  with  so  much  of  the  soil  as  was  necessary  for  their 
support.(2)(a) 

143.  An  exception  of  "  a  small  quantity  struck  off  a  tract  by  a  con- 
ditional line"  is,  it  seems,  void  for  uncertainty,  if  there  is  no  such  line 
ascertained,  or  capable  of  being  ascertained.  An  exception,  however, 
may  validly  be  made  in  such  form,  that,  though  uncertain  at  the  time, 
the  grantor  ma}'-  afterwards  make  it  certain. (8) 

144.  Conveyance  of  land,  "  excepting  and  reserving,  &c.,  so  much  as 
is  necessary  for  a  grist-mill,  on  the  east  side  of  the  road,  at  the  west  end 
of  the  saw-mill."  Held,  although  this  constituted  a  good  exception,  it 
did  not  take  effect  till  a  mill  was  begun  to  be  built,  previous  to  which, 
the  grantee  might  have  trespass  even  against  the  grantor  for  an  entry 
upon  the  land,  except  for  the  purpose  of  such  erection. (4) 

145.  On  the  other  hand,  where  the  reservation  is  of  a  right  to  cut 
timber,  &c.,  in  the  woods  not  appropriated  or  fenced  in,  the  right  ceases 
as  soon  as  the  lauds  are  fenced. (5) 

146.  Conveyance  of  land  upon  which  was  a  large  quantity  of  free-stone, 
disconnected  from  any  ledge,  and  partly  imbedded  in  the  ground.  The 
grantor  reserves  to  himself,  his  heirs,  &c.,  all  the  free-stones  on  said  land, 
with  the  privilege  of  carrying  them  off.  Held,  the  reservation  did  not 
embrace  a  subterraneous  ledge  of  free-stone,  which  was  not  known  to 
the  parties  at  the  making  of  the  deed.  Also,  that  this  ignorance,  and 
the  condition  of  the  land  and  the  stones  at  the  time,  might  be  proved 
by  parol  evidence.(6) 

147.  A  reservation  or  exception  to  a  stranger  is  void,  on  the  same 
principle  that,  upon  a  bargain  and  sale,  a  use  can  be  limited  only  to 
the  bargainee.  Thus,  a  proviso  in  a  deed  from  trustees,  authorized  to 
convey  to  A,  that  the  inhabitants  of  B,  not  a  corporation,  shall  be 
allowed  to  cut  and  carry  away  wood  from  any  open  part  of  the  land,  is 
void.  So  a  reservation,  in  a  deed  of  A's  land,  from  A  and  B  his  wife, 
of  the  use  of  the  land  for  their  lives,  is  void  as  such,  in  regard  to  B. 
who  stands  as  a  stranger.(7)(6) 

(1)  Gibson  v.  Tyson  5  "Watts,  34.  ,       (5)  Teubroeck  v.  Livingston,  1  John.  Cha. 

(2)  Howard  v.  Lincoln,  1  Sliepl.  122.  i  357. 

(.4)  Stambaugh  v.  HoUabaugh,  10  S.  &  R.  |  (6)  Putnam  v.  Smith,  4  Verm.    622.     (See 

357.                                                                         I  Leonard  v.   Judd,  Bray.    230.) 

(4)   Dygert  v.    ifathews,    11    Wend.    35  ;  I  (7)  Horn  book  v.  Westlirook,   9  John.  73; 

Thompson  v.  Grc<,;-ory,  4  John.  81.                    I  Jackson  v.  Swars,  20  Joiin.  87  ;  Vooriiees  v. 

'  The  Presbyterian,  &c.,  8  Barb.  135. 


(a)  If  a  man  lets  his  manor,  except  the  woods,  underwoods,  &c.,  the  soil  is  excepted.  2 
EoUe's  Ahr.  455. 

{h)  The  followinir  decisions  illustrate  the  several  principles  stated  in  the  text.  Where  a 
detnand.-int  claims  under  a  deed  with  exceptions,  tlie  burden  is  on  him  to  show  that  the 
land  is  not  witiiin  sucii  exceptions.  Bussey  v.  Luce,  Maine  S.  J.  C,  June  1811 ;  Law  Rep., 
Bept.  1841,  p.  201. 

So,  where  a  deed  of  a  township  excepts  from  its  operation  certain  tracts  therein,  amount- 
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148.  The  clauses  of  a  deed  above  described  are  parts  of  the  premises. 
Next  follows  the  habendum.  The  office  of  the  habendum  is  not  to  grant 
the  estate,  but  only  to  limit  its  certainty,  and  name  the  grantee.  Hence, 
it  is  the  general  rule  that  no  one  can  claim  under  a  conveyance,  unless 
be  is  named  in  the  premises.  To  this  rule,  however,  there  arc  some 
exceptions.(l) 


(1)  4  Cruise,  226-7  :  Sumner  v.  Williams. 
8  Mass.  174;  (Wager  v.  Wager.  1  S.  &  R. 
375;)  Powell  V.  Brown,  1  Bai.  100;  Strong 


V.  Garfield,  10  Verm.  592  ;  Moss  v.  Sheldon, 
3  Watts  &  S.  160. 


ing  to  half  the  whole  township ;  it  is  incumbent  on  the  grantee,  claiming  title  to  a  particular 
lot  under  such  deed,  to  show  that  such  lot  is  not  included  in  the  excepted  tracts.  Smith  v. 
Bodfish,  27  Maine,  289. 

Conveyance  of  land,  with  all  the  buildings  thereon  except  the  hrick  factory.  Held,  neither 
the  land  under  the  factory,  nor  the  water-privilege  appurtenant,  passed  with  the  deed, 
Allen  V.  Scott,  21  Pick,  25. 

A  deed  of  all  the  grantor's  lands  in  a  certain  district,  with  the  reservation  of  so  much,  to 
be  taken  in  any  place  that  he  may  elect,  passes  the  whole,  subject  to  the  right  of  receiving 
back  such  part  upon  making  the  election.     Thruston  v.  Masterson,  9  Dana,  233. 

Conveyance  by  A  and  B,  to  D,  and  reserving  to  A,  B  and  C,  their  heirs  and  assigns,  a 
right  to  hunt,  hawk,  &c.  The  deed  was  signed  by  D.  Held,  though  void  in  relation  to  C, 
as  a  reservation,  it  was  valid  as  a  neiu  grant.     Wickham  v.  Hawker,  7  Mees.  &  W.  63. 

Proprietors  of  common  and  undivided  land  voted  to  convey  to  a  parish  a  parcel  thereof, 
on  which  a  meeting-house  had  been  erected,  "reserving  to  the  inhabitants  of  the  town  the 
privilege  of  occasionally  holding  town  meetings  in  said  meeting-house,''  and  authorized 
a  committee  to  execute  a  deed.  The  committee  executed  a  deed,  which  recited  the  vote, 
but  made  no  reservation  in  the  granting  part  thereof.  Held,  that  the  deed  conveyed  the 
land,  subject  to  the  reservation  in  tlie  vote.  Held,  also,  that  a  person  who  bought  the  meet- 
ing-house of  the  society  had  notice  of  the  reservation,  by  tlie  record  of  the  deed,  and  took 
the  house  subject  to  the  right  of  the  town  to  hold  meetings  therein  whilst  it  should  stand  on 
the  land  conveyed  by  the  proprietors.     Goff  v.  Rehoboth,  12  Met.  26. 

Where  a  deed  contains  no  reservation  of  the  growing  crop,  such  reservation  cannot  be 
proved  by  parol.     Gibbons  v.  Dillingham,  6  Eng.  9. 

In  a  deed,  there  was  reserved  to  the  grantor,  his  heirs  and  assigns,  who  should  occupy 
the  house  adjoining,  the  right  to  take  water  freely  from  the  well  on  the  premises,  or  from 
any  other  well  which  might  be  sunk  there.  Held,  the  grantee  was  not  bound  to  keep  the 
well  in  repair,  but  might  stop  it  up,  by  building  over  it.     Ballard  v,  Butler,  30  Maine,  94. 

A  granted  Jiis  son  B  a  farm,  in  consideration  of  natural  affection,  "excepting  and  reserv- 
ing "  to  his  three  daughters,  C,  D,  and  E,  the  right  of  being  upon  the  farm  and  being  sup- 
ported from  it  so  long  as  they  remained  single.  Held,  there  was  in  the  deed  neither  a  legal 
exception  nor  reservation ;  but,  as  B  had  accepted  the  gift,  he  and  his  descendants  were 
estopped  to  deny  its  conditions,  and  the  three  daughters  were  entitled  to  a  support  from  the 
farm,  or  its  proceeds,  if  it  was  sold.     Maynard  v.  Maynard,  4  Edw.  Ch.  711. 

Reservation  of  "  one  square  acre,  containing  my  family  burial  ground."  Before  delivery 
of  the  deed,  the  lot  reserved  was  staked  out  at  the  request  of  the  grantee  Held,  in  an 
action  of  trespass  for  an  injury  to  a  tree  witliin  the  limits  so  fixed,  that  the  boundaries  so 
fixed  by  the  parties  must  govern,  notwithstanding  the  rule,  that  a  deed  must  be  taken  most 
strongly  against  the  grantor,  yielded  to  this  parol  establishment  of  the  boundaries.  [Ward- 
law,  .!.,  dissenting.]     Altinan  v,  McBride,  4  Strobh.  208. 

The  plaintiff,  being  the  uncle  and  step-father  of  the  defendants,  who  resided  in  his  family, 
executed  and  delivered  to  them,  without  consideration,  a  quit-claim  deed  of  his  real  estate, 
containing  the  following  clause  immediately  ;ifler  the  description  of  the  premises:  "  reserving 
to  myself  the  use  and  improvement  of  said  property  during  my  natural  life;  also  to  dispose 
of  any  part  thereof,  should  it  be  necessary  for  my  support."  A  deed  was  executed  by  the 
plaintiff,  under  a  belief  that  such  reservation  was  legal,  and  eft'ectual  to  enable  him  to  sell 
such  part  of  the  property  as  should  be  necessary  for  his  support.  On  a  bill  in  chancery  to 
have  this  conveyance  set  aside,  on  the  ground  of  a  mistake  of  the  plaintiff  as  to  its  legal 
effect,  without  showing  that  he  needed  the  avails  of  the  property,  or  any  pnrt  of  it,  for  his 
support;  held,  until  the  exigency  contemplated  by  the  reservation  had  happened,  the  appli- 
ealion  for  relief  was  premature;  and,  therefore,  the  bill  was  dismissed.  (Joley  v.  Coley,  19 
Cotin.  114. 

In  Covinecticut,  a  reservation,  in  a  deed  of  land,  of  the  use  and  improvement  of  the 
property  conveyed,  during  the  grantor's  life,  is  valid  and  effectual.  lb. 

A  devise  to  the  heirs  male  of  tlie  testator,  reserving  a  living  to  himself  and  his  wife  for 
lives,  is  a  devise  of  the  legal  title  to  these  heirs ;  and  the  reservation  is  in  the  nature  of  a 
charge  payable  out  of  the  land.     Hamilton  v.  Tlie  Overseers,  2  Jones,  147. 
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149.  If  no  grantee  is  named  in  the  premises,  one  named  in  the  Jici- 
hendum  may  take.  So,  where  other  parts  of  the  deed  indicate  such 
intention,  a  fee  may  pass,  though  there  are  no  words  of  grant  in  the 
premises.(l) 

150.  A  remainder,  or  a  use,  may  be  Hmited  in  the  habendum  to  one 
not  named  in  the  premises.(2) 

151.  A,  by  indenture  with  B  and  C,  bargained,  sold  and  enfeoffed  to 
B,  to  hokl  to  the  said  B  and  C,  their  heirs,  &c.,  to  the  use  of  them,  their 
heirs,  &c.  Held,  while  the  feoffment  was  good  to  B  only,  the  use  was 
executed  in  C  also,  from  the  seizin  of  B.(3) 

152.  A  deed  contained  the  name  of  the  person  who  paid  the  pur- 
chase-money, and  with  whom  the  covenants  were  made,  but  not  the 
name  of  any  grantee.  The  habendum  was  to  the  grantor  in  fee.  The 
covenantee  entered,  occupied  several  years,  and  conveyed  away  the 
land.  In  a  writ  of  right  against  his  grantee,  brought  by  the  original 
grantor,  held,  the  first  deed  passed  nothing,  and  could  not  qualify  the 
covenantee's  possession  ;  the  character  of  which,  therefore,  was  purely 
a  question  for  the  jury.(4)     (See  sec.  155.) 

153.  The  thing  granted,  as  well  as  the  grantee,  must  be  named  in 
the  premises.  It  is  not  sufficient  that  it  be  contained  in  the  habendum. 
Thus,  the  grant  of  one  manor,  habendum,  "  together  with  another." 
passes  only  the  former.  But  if  a  thing  is  included  in  the  premises, 
though  differently  named  in  the  habe7idum,  it  still  passes.(5) 

154.  The  distinction  upon  the  subject  is,  that,  though  the  habendum 
may  enlarge  the  estate^  it  can  never  extend  the  subject  matter.  Thu.-^,  if 
the  premises  convey  merely  a  piece  of  land,  and  the  habendum  speaks 
of  "  the  premises  with  all  their  appurtenances,"  a  right  to  the  use  of 
water,  conducted  artificially  upon  the  land  from  other  land  of  the 
grantor,  does  not  pass.(6)(«) 

155.  If  the  habendum  is  repugnant  to  the  premises,  it  is  void.  The 
grantor  is  not  allowed  to  retract  what  he  has  once  granted.  Thus,  if 
the  premises  convey  to  A,  and  the  habendum  the  same  estate  to  B,  A 
takes  the  whole.  So,  if  the  grant  is  made  to  A  and  his  heirs,  habendum 
to  A  for  life,  A  takes  the  fee.  So  a  grant  to  A  and  B,  habendum  to  A 
for  life,  remainder  to  B  for  life,  makes  A  and  B  joint  tenants  for  life. 
And  where  tlie  habendum  of  a  bargain  and  sale  is  to  the  grantor,  it  shall 
be  rejected,  and  the  use  enure  to  the  grantee.(&)  So  where  the  premises 
give  an  immediate,  and  the  habendum  a  future  estate,  the  latter  shall 
not  defeat  the  grant,  as  being  in  futuro.{7){c) 


(1)  Big.  Dig.  211;  Steams  v.   Godfrey, 
Sliepl.  158  ;  4  Dev.  &  B.  433. 

(2)  Co.  Lit.  21  a,  7  a,  n.  3  ;  Touch.  15; 
Dev.  &  B.  433. 

(3)  Sammes'  case,  13  Rep.  55. 

(4)  Paul  V.  Moody,  7  Greenl.  455. 

(5)  4  Cruise,  227  ;  Plow.  157. 


(6)  Manning  v.  Smith,  6  Conn.  289. 

(7)  Co.  Lit.  299  a;  8  Rep.  56  b;  Plow. 
153 ;  Bend  v.  Susquehanna,  <fec.,  6  Har.  &  J. 
132  ;  Goodtitle  v.  Gibbs,  5  B.  &  C.  709  ;  Hof- 
ner  v.  Irwin,  4  Dev.  &  B.  433  ;  Budd  v. 
Brooke,  3  Gill.  198. 


(a)  So  covenants  cannot  enlarge  the  premises,  but  may  aid  in  their  construction,  if  doubtful. 
Mills  V.  Catlin,  22  Verm.  98. 

Quit-claim  deed  from  A  to  B,  "to  have  and  to  hold  the  afore-mentioned  premises  to  B, 
his  heirs,  &c.,  so  that  neither  I,  &e.,  shall  or  will,  &c.,  have,  &c.,  any  right  or  title  to  the 
aforesaid  premises."  Held,  a  covenant  of  warranty  or  quiet  enjoyment  against  all  claiming 
under  or  from  A.     Newcombe  v.  Presbrey,  8  Met.  406. 

(h)  See  sec.  152. 

(c)  Deed  to  A,  a  daughter,  and  tho  heirs  of  her  body  begotten  and  to  be,  &c.,  who  shall 
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156.  But  where  a  conveyance  cannot  take  effect  according  to  the 
premises,  but  may  take  effect  according  to  the  habendum;  it  shall  ope- 
rate in  the  latter  mode.  Thus,  in  England,  where  a  freehold  does  not 
pass  without  liver}^,  if  A,  by  indenture,  covenant,  grant,  demise,  and 
to  farm  let  lands  to  B  and  his  heirs,  habendum  to  him  for  99  years,  and 
livery  be  made ;  an  estate  for  years,  and  not  at  will,  passes  by  the  de- 
livery of  the  deed,  such  being  the  apparent  intent  of  the  parties.(l)_ 

157.  In  many  cases,  the  habendum  may  abridge,  enlarge,  or  qualify 
the  premises.  Instances  of  this  kind  have  been  referred  to  in  treating 
of  Uses,  &c.,  (Vol.  I.,  ch.  21,  sec.  13,)  and  of  the  Avords  necessary  to 
create  estates  (Vol.  I.,  ch.  56.)(a) 

158.  So,  where  the  premises  contain  no  words  of  limitation,  and 
would  therefore  pass  a  life  estate,  but  an  estate  for  years  is  given  in  the 
habendum;  the  latter  limitation  takes  effect.  So  a  grant  to  A  and  his 
heirs,  habendum  to  him  and  his  heirs  for  three  lives,  creates  an  estate 
for  three  lives.  So  a  lease  to  A  and  B,  habendum  one  moiety  to  A,  the 
other  to  B,  makes  them  tenants  in  common,  though  by  the  premises 
they  would  be  joint  tenants  (in  England.)  So  a  grant  to  A  for  life, 
habendum  to  him  and  his  heirs,  passes  the  fee.(2) 

159.  A  warranty  "  to  A  and  his  heirs  forever,"  may  be  limited,  by 
the  habendum^  to  an  estate  taih(3) 

160.  A  deed,  made  to  three  grantees,  recites  a  devise  to  one  of  them 
during  widowhood,  and  the  remainder  in  fee  to  the  others,  and  declares 
its  object  to  be,  to  effect  the  intent  of  the  testator.  The  deed  then 
grants  the  land  to  the  three  persons  in  fee,  ^^  habendum  to  them,  their 
heirs  and  assigns,  in  the  manner  mentioned  in  said  will."  Held,  the 
habendum  was  consistent  with,  and  should  control,  the  premises.(4) 

161.  The  words  contained  in  the  premises  of  a  deed  are  called  words 
of  purchase  ;  those  in  the  habendum,  words  of  limitation.  The  former 
vest  an  estate  in  the  grantee  by  their  own  operation  ;  the  latter  take 
effect  only  by  their  reference  to  and  connection  with  another  clause  of 
the  deed. (5) 


(1)  Baldwin's  case,  2  Rep.  23. 

(2)  Edward,  &c.  case,  8  Rep.  154  b,  155  a  ; 
1  Rolle's  Abr.  68;  Pilsworth  v.  Pyet,  T. 
Jones,  4;   Co.  Lit.  183  b,  190  b,  299  a. 


(3)  Co.  Lit.  21  a,  n.  1. 

(4)  Jackson  v.  Ireland,  3  "Wend.  99. 

(5)  4  Cruise,  229;  Fearne,  108. 


survive  her,  to  be  equally  divided  among  them  ;  habendum  to  A  for  life,  afterwards  to  her 
issue,  as  above  described  and  conditioned,  to  the  only  proper  use  of  A  and  her  issue,  as 
aforesaid,  their  and  each  of  their  heirs  and  assigns,  in  tlie  proportion  and  manner  aforesaid, 
forever.  Held,  A  took  an  estate  for  life,  remainder  in  fee  to  her  children.  Moss  v.  Sheldon, 
3  Watts  &  S.  160. 

The  owner  of  adjoining  lots  of  land,  from  one  of  which  a  drain  was  constructed  through 
the  other,  sold  and  conveyed  the  former  by  a  deed  in  which  the  habendum  was  :  "  To  have 
and  to  hold  the  afore-granted  premises,  with  tlie  privileges  and  appurtenances  thereto  be- 
longing at  the  time  of  the  purchase  thereof  by  the  said  T  and  P :"  at  which  time  the  drain 
had  not  been  constructed.  In  an  action  of  trespass  by  the  grantor  against  the  grantee,  for 
entering  upon  the  land  of  the  plaintiff,  for  the  purpose  of  making  necessary  repairs  upon 
the  drain ;  held,  as  the  habendum  contained  no  negative  or  other  terms  restricting  tlie  legal 
effect  of  the  grant,  the  deed  conveyed  wliatever  was  necessary  to  the  beneficial  enjoyment 
of  the  estate  granted,  wiiich  it  was  in  the  power  of  the  grantor  to  convey;  and,  as  the 
plaintiff  then  owned  the  land  through  which  the  drain  passed,  and  had  power  to  convey  the 
right  to  use  the  same,  sucli  right  passed  hj  the  deed,  if  it  was  necessary  to  the  beneficial 
enjoyment  of  the  estate  granted.     Thayer  v.  Payne,  2  Cush.  327. 

{a\  Devise  of  freeiiold,"leasehold  and  copyhold  to  A,  B  and  C,  tenendum,  the  freehold  and 
leasehold  in  trust  for  A.  Held,  the  copyhold  descended  to  heirs.  Stubbs  v.  Sargon,  2 
Keen,  255. 
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162.  Sometimes  the  same  words  may  operate  both  by  way  of  pur- 
chase and  of  limitation.  Thus,  the  conveyance  of  a  remainder  to  the 
right  heirs  of  A  passes  a  fee  to  such  heirs,  without  the  addition,  and 
their  heirs.  So  a  hmitation,  to  the  heirs  male  of  the  body  of  A,  gives 
an  estate  to  the  eldest  son  of  A  by  purchase,  and  to  his  male  issue  by 
descent.(l) 


CHAPTER   LXXXV. 

TITLE  BY  DEED.     CONDITION  AND  WARRANTY. 


1.  Condition,  words  which  create — condition, 
covenant,  and  limitation. 

11.  "Warranty,  doctrines  of,  obsolete. 

12.  Express  or  implied. 

13.  Heirs,  whether  bound  by. 

14.  Circumstances  necessary  to. 

15.  History  of  warranty. 


16.  Exchange. 

17.  Partition. 

18.  Lineal  warranty. 

21.  Amount  recovered  upon. 

22.  Collateral  warranty ;  and  statutes    re- 

lating to. 
30.  Warranty  in  the  United  States. 


1.  The  clause  in  a  deed,  which  usually  succeeds  those  referred  to  in 
the  last  chapter,  is  the  condition.  The  general  subject  of  estates  on  cvi- 
dition  was  considered  in  the  former  volume,  as  also  the  most  usual_  and 
important  modification  of  such  estates,  viz.  a  mortgage.  But  little, 
therefore,  remains  to  be  said  as  to  the  construction  of  the  condition  in 
a  deed. 

2.  Apt  words  are  necessary  to  create  a  condition  in  a  deed,  which 
might  not  be  requisite  in  a  devise.  It  may  be  created  by  the  phrase 
on  condition^  provided,  or  so  that.  The  words  if  it  happen  do  not  make  a 
condition,  unless  followed  by  a  clause  of  re-entry.  Thus,  where  A 
grants  lands  to  B  in  fee,  and  if  or  if  it  happen  that  B  do  not  pay  A  £10 
at  Easter,  this  is  no  condition.  Otherwise,  if  a  right  of  re-entry  is 
added.(2)     (See  Vol.  I,  Condition) 

3.  The  words  so  that,  and  on  condition,  may  sometimes  operate  as  a 
qualification  or  limitation,  and  sometimes  as  a  covenant.  When  inserted 
among  the  covenants  in  a  deed,  in  order  to  operate  as  a  condition,  the 
clause  containing  such  words  must  stand  by  itself,  independent  of  any 
other:  it  must  be  compulsory  upon  the  grantee,  &c.,  and  come  on  the 
part,  and  by  the  words  of  the  grantor,  &c.,  and  be  applied  to  the  estate, 
and  to  some  other  matter.(8) 

4.  Thus,  if  a  conveyance  contains  this  clause,  after  the  habendum  and 
reservation  of  rent,  and  among  the  covenants,  "  provided  the  grantee 
re-grant,  &c.,  for  the  life  of  the  grantor ;"  this  is  a  good  condition.(4) 

6.  The  same  clause  may  contain  both  a  condition  and  covenant ;  as, 
"provided  always,  and  the  feoffee  doth  covenant,"  &;c.     But  if  the 


(1)  Co.  Lit.  10  a. 

(2)  Lit.  329-30-1  ;  Touch.  122.  (See 
Watchman  v.  Crook,  5  Gill  &  J.  239;  Gray 
V.  Blanchard,  8  Pick.  284;  Jackson  v.  Allen, 
3  Cow.  220;  Cook  t;.  Trimble,  9  Watts,  IG; 


Michigan,    Ac.    v.  Hastings,    1   Dougl.   225; 
V.  Hammond.  lb.  527. 

(3)4  Cruise,  292;  Touch.  122. 

(4)  lb. 


CHAP.  LXXXV.] 


CONDITION  AND  WARRANTY. 


379 


clause  depend  upon  another  clause ;  or  if  it  is  the  language  of  the  gran- 
tee to  obligate  the  grantor  ;  it  is  a  covenant  only. 

6.  In  a  lease  from  A  to  B,  B  covenants  to  scour  the  ditches,  provided 
A  shall  carry  away  the  earth.  This  is  a  covenant  on  the  part  of  A. 
So  where  B  covenants  to  repair,  provided  A  find  the  tiniber.(l) 

7.  Deed,  "in  consideration  of  $160,  and  a  comfortable  living  to  be 
given  to  the  grantor,  &c.,  for  their  lives,  by  the  grantee."  Held,  no 
condition. (2) 

7  a.  A  lease  contained  numerous  covenants  on  the  part  of  the  lessees 
for  payment  of  rent,  &c.,  with  a  proviso  for  reentry  on  breach  of  any 
one  of  them ;  and  also  a  proviso,  that  if  the  lessees  should  give  notice 
to  quit  eighteen  calendar  months  before  the  end  of  the  eighth  year,  then, 
and  in  such  case,  all  arrears  of  rent  being  paid,  and  all  the  covenants 
and  agreements  on  the  part  of  the  lessees  having  been  observed  and 
perfor'ined,  the  lease,  and  every  clause  or  thing  therein  contained, 
should,  at  the  expiration  of  the  eighth  year,  be  utterly  void,  but  never- 
theless without  prejudice  to  any  claim  or  remedy  which  any  of  the 
parties  might  then  be  entitled  to  for  breach  of  any  of  the  covenants. 
Held,  that  performance  of  all  the  covenants  by  the  lessees  was  a  con- 
dition precedent  to  their  right  to  determine  the  leas<-.(3) 

8.  It  is  said,  a  clause  applied  to  some  other  thing,  and  not  to  the 
thing  granted,  is  no  condition;  as  where  rent  is  reserved  at  B,  provided 
that  in  a  certain  event  it  shall  be  paid  at  C  ;  or  a  lease  is  made  without 
impeachment  of  waste,  provided  that  the  lessee  shall  not  pull  down  the 
houses;  or  a  lease  reserving  rent,  provided  the  lessor  shall  not  dis- 
train. This  last  is  said  to  be  a  good  condition,  but  not  annexed  to  the 
estate.  (4) 

9.  The  word  if  may  create  a  limitation  as  well  as  a  condition ;  as  m 
case  of  a  lease  for  years,  "  if  A  shall  live  so  long."(5) 

10.  A  condition  may  be  created  in  a  lease  for  years,  without  formal 
and  technical  words,  provided  the  intention  appears;  as,  for  instance, 
by  the  words  of  the  lessee,  as  well  as  those  of  the  lessor.  Thus,  where 
a  lessee  covenants  that,  if  he  alienate,  the  lessor  may  re-enter  ;  it  seems, 
the  lessor  may  treat  this  as  a  condition,  but  not  as  a  covenant  also.(6) 

11.  The  next,  and  a  very  important  clause  in  a  deed,  is  that  contain- 
ing the  warranty  and  covenants.  This  clause,  it  is  to  be  observed,  is 
found  only  in  deeds  of  grant,  or  bargain  and  sale,  or,  as  they  are  often 
termed  in  the  United  States,  warrantij  deeds ;  not  in  those  of  mere  re- 
lease or  quit-claim.  It  is  said,  the  learning  of  warranties  abounds  inthe 
old  books,  and  is  distinouished  for  its  abstruseness  and  subtile  distinc- 
tions. Lord  Coke  declared  it  to  be  "  one  of  the  most  curious  and  cun- 
ning learnings  of  the  law."  But  it  has  now  become,  even  in  England, 
a  matter  of  speculation  rather  than  of  use  ;  and  Chancellor  Kent  pre- 
sumes that  the  remedy  never  had  any  existence  in  any  part  of  the 
United  States,  but  has  been  superseded  by  personal  covenants. (J) 


(1)  lb. ;   Co.  Lit.  203  b. 

(2)  Cook  V.  Trimble,  9  Watts,  15. 

(3)  Friar  v.  Grey.  5  Eng.  Law  and  Eq.  480. 

(4)  4  Cruise.  293, 


(5)  Co.  Lii.  204  a,  214  b;  Touch.  123. 

(6)  lb. 

(7)  4  Kent,  470  ;  Piatt  v.  Oliver,  3  McL.  27. 
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12.  A  warranty  is  either  express,  in  deed,  or  implied,  in  laio.  The 
former  can  be  created  by  no  other  word  than  warrant.{\.){a) 

13.  A  warranty  neither  binds,  nor  can  be  taken  advantage  of  by 
heirs,  unless  the  word  heirs  is  used,  or  some  other  of  the  same  meaning. 
Nor  does  a  Hneal  or  collateral  warranty  bind  an  heir,  who  takes  as  a 
purchaser. {2) 

14.  The  following  circumstances  are  requisite  to  a  valid  warranty: 
1.  The  warrantor  must  be  under  no  incapacity  or  disability.  Thus, 
though  the  feoffment  of  an  infant  is  only  voidable,  his  accompanying 
warranty  is  void.  2.  The  warranty  must  be  by  deed  ;  if  by  will,  it  is 
void.  3.  It  must  rest  upon  some  estate  in  the  warrantee  ;  for  if  no 
estate,  or  one  that  is  not  good,  passes  by  the  deed,  the  warranty  is 
void.  4.  Such  estate  must  be  freehold.  A  warranty  in  a  lease  for 
years  is  void  as  such,  though  it  may  be  good  as  a  covenant.  5.  The 
estate,  to  be  barred  by  a  warranty,  must  be  divested  and  turned  to  a 
right,  before  or  at  the  time  when  the  warranty  is  made  ;  and  the  person 
on  whom  the  warranty  descends,  must  then  have  only  a  right  to  the 
land.  6.  An  heir  shall  not  be  bound,  unless  the  ancestor  was  also 
bound.  7.  The  former  must  claim  in  the  same  right  with  the  latter, 
and  also  be  of  age  when  the  warranty  falls  upon  him. (3) 

15.  By  the  feudal  law,  every  feoffment  implied  a  warranty,  which 
bound  the  lord  to  recompense  the  tenant,  when  evicted  from  his  feud, 
with  another  of  equal  value.  By  a  Statute  4  Edward  I,  de  Bigamis,  the 
words  dedi  et  concessi,  in  a  deed,  created  an  implied  warranty,  which 
bound  the  donor  and  his  heirs,  if  a  tenure  was  created  between  him  and 
the  donee ;  or  the  donor  alone,  if  the  donee  was  to  hold  of  some  other 
party  than  the  donor.  After  the  Statute  qaia  emptores,  by  which  tenure 
was  to  be  always  of  the  chief  lord,  and  not  of  the  immediate  donor, 
the  latter  construction  became  the  universal  one,  in  conveyances  of  the 
fee-simple.  But  where  the  owner  in  fee  conveys  a  less  estate  than  his 
own,  as  in  tail  or  for  life,  the  implied  warranty  binds  his  heirs,  because 
he  retains  the  reversion,  and  the  tenure  is  of  him.  Otherwise,  where 
he  limits  a  remainder  in  fee  ;  in  which  case  the  donor  alone  is  bound. (4)(6) 

16.  The  mode  of  conveyance  called  an  exchange  has  been  already- 
noticed,  (ch.  81.)  The  word  exchange,  {escambium,)  implies  both  a  con- 
dition of  re-entry,  and  a  warranty.  If  one  party  is  evicted  from  the 
land  conveyed  to  him,  he  may  either  re-enter  upon  his  own  land,  or  re- 
cover upon  the  warranty.  But,  in  the  latter  case,  the  recompense  shall 
be  confined  to  the  land  given  in  exchange  by  the  warrantee ;  and  only 
he  or  his  heirs,  not  an  assignee,  shall  have  a  remedy  against  the  war- 
rantor. On  the  other  hand,  the  special  character  of  this  warranty 
enables  the  party  evicted  to  recover  the  whole  land  conveyed  by  him, 
though  evicted  from  only  a  part  of  that  which  he  received,  or  from  a 


(1)  Co.  Lit.  365  a,  366  a,  384  a;   Stout  v. 
Jackson,  2  Rand.  142. 

(2)  Ih.  383  b,  47  a,  385  ;  Oliver  v.  Piatt,  3 
How.  333. 


(3)  Touch.  186 ;  Co.  Lit.  367  b,  386  a  ;   2 
Rand.  142. 

(4)  4  Cruise,  295  ;  Co.  Lit.  274,  384  a  ;   2 
Inst.  27  5. 


(a)  But.  in  a  deed  of  general  warranty,  it  is  not  necessary  to  use  the  word  ''  warrant,"  if  other 
words  of  equal  iniport  are  used.     Kirkeridall  v.  Mitchell,  3  McLean,  144. 

(b)  As  to  the  origin  of  the  doctrine  of  warranty,  and  its  analogy  to  certain  rules  of  the 
civil  law,  see  Co.  Lit.  365,  n.  1. 
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part  of  the  edaie  in  the  latter— as,  for  instance,  from  a  life-estate,  parcel 
of  the  fee.(l) 

17.  By  the  English  law,  a  deed  of  partition  between  parceners  has  a 
similar  implied  condition  and  warranty  annexed  to  it,  by  virtue  of 
which  either  party,  being  impleaded,  may  vouch  the  other ;  and,  if 
evicted,  either  from  a  part  of  the  laud,  or  a  part  of  the  estate  in  the 
land,  may  avoid  the  partition  as  to  a  moiety  of  what  is  left.  In  a  late 
case  in  Pennsylvania,  it  was  held,  that  the  implied  warranty  connected 
with  partition  applies  only  to  parceners,  not  to  tenants  in  common. 
The  former  take  by  law,  and  were  at  common  law  compellable  to  make 
partition;  neither  of  which  is  true  of  the  latter,  who  are  therefore  left 
to  provide  for  their  security  by  special  stipulations.  The  Statute  of 
Henry  VIII,  which  extends  to  the  latter  the  right  of  having  partition, 
confines  the  warranty  to  partition  by  legal  process  ;  if  it  creates  a  war- 
ranty even  in  such  a  case.  It  was  further  held  to  be  doubtful,  whether 
the  warranty  in  question  constitutes  a  personal  covenant;  and  that  the 
general,  implied  warranty,  if  any,  is  controlled  by  an  express  and 
limited  one. (2)  So,  in  Vermont,  if  tenants  in  common  make  partition 
by  quit-claim  deeds,  and  the  title  to  a  portion  of  the  land  fails;  the  loss 
falls  on  the  one  to  whom  this  portion  was  allotted. (a) 

18.  Warranty,  with  respect  to  the  liability  of  lieirs,  is  either  Uneal  or 
collateral.  Theformer  is  where  the  heir  does  or  might  derive  his  title 
from  or  through  the  party  warranting.  Thus,  the  warranty  for  himself 
and  his  heirs,  of  a  grantor  in  fee,  descends  upon  his  son,  and  is  there- 
fore a  lineal  warranty.  So,  where  a  father,  or  an  eldest  son  in  his 
father's  lifetime,  released  to  a  disseisor  with  warranty ;  this  is  lineal  to 
a  younger  son.(3)(&) 

(1)  Bustard's  case,  4  Rep  121  ;  Co.  Lit.  |  TVatts,  279;  Beardsley  v.  Knight,  10  Term. 
173  b  ;  2  R:ind.  145-6 ;  1  Pirt.  Dij^.  211.        j  185. 

(2)  Co.    Lit.  173  b;  Weiser  v.  Weiser,  5  j      (3)4£!ruise,  297;  Lit.  707. 


(a)  Two  tenants  in  common  make  partition  of  their  lands,  and  execute  to  each  other  re- 
leases in  fee.  One  of  them  had  only  a  life  estate,  but  after  tlie  division  the  fee  descends 
to  liim,  and  he  subsequently  sells  and  conveys  in  fee  the  part  allotted  to  him.  This,  it  seL-ms, 
confirms  the  partition,  so  he  cannot  claim  any  interest  in  the  part  allotted  to  his  co-tenant. 
Baker  v.  Lorillard,  4  Comst.  257. 

A  purcliaser  at  a  sale,  made  under  an  order  in  proceedings  for  partition,  cannot  avoid  pay- 
ment of  tlie  purchase-money,  on  the  ground  of  failure  of  title.  Such  sales  are  at  the  risk 
of  the  purchaser.     Owsley  v.  Smith,  14  Mis.  153. 

In  Tennessee  it  is  held,  that  in  partition  there  is  an  implied  warranty  between  tlie  parlies, 
by  whicli  thev  have  the  mutual  right,  in  case  of  an  eviction  by  paramount  title,  to  have 
compensation  from  each  other;  and  this  right  exists  in  favor  of  one  of  the  parties,  against 
the  alienee  of  another,  but  not  in  flivor  of  an  aHenee  against  one  of  the  parties.  The 
remedy  is  by  bill  in  equity,  either  by  setting  aside  the  partition  as  founded  in  mistake,  if  it 
can  be  done  without  injustice;  and,  if  not,  then  by  a  decree  of  pecuniary  contribution. 
Sawyers  v.  Cators,  8  Humph.  256. 

Where,  by  a  partition  deed  of  land  between  A  and  B,  a  ferry  was  assigned  to  A,  and  it 
vsras  agreed  therein  that  B  should  have  the  right  to  pass  the  ferry,  toll  free,  during  Ins  life; 
and  this  partition  was  confirmed  by  a  decree  of  a  court  of  equity;  held,  this  agreement  was 
not  a  covenant  real,  which  would  run  with  the  ferry,  and  bind  an  assignee  of  the  ft- rry ;  and 
that  an  action  on  the  case  was  not  tlie  proper  remedy  tor  its  violation.  Mo|-^  v.  Gamer,  1 
Strobhart,  514. 

(&)  A  mnn  cannot  bind  his  heirs  to  pay  money,  unless  he  himself  was  bound  to  pay  it. 
Piatl  V.  Oliver,  3  McLean,  27. 

So,  the  heir  is  never  bound  by  a  warranty,  unless  the  ancestor  was  bound  by  it.     lb. 
So,  a  warranty  of  the  ancestor  does  not  bind  the  heir,  where  the  right  does  not  vest  be- 
fore the  fall  of  the  warranty.     lb. 
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19.  A  lineal  warranty  precludes  or  estoi^s  the  warrantor  and  his  heirs 
from  ever  afterwards  claiming  title  to  the  land.  To  an}'  such  claim  the 
warranty  is  a  perfect  defence  or  rebutter.(l)     (See  Estoppel.) 

20.  Another  elfect  of  a  lineal  warranty  is,  that  if  the  grantee  is  sued 
for  the  land  by  an  adverse  claimant,  he  may  vouch,  or  call  in  the  grantor 
to  defend  ;  and,  if  the  tenant  defend,  to  give  the  grantee  other  lands  of 
equal  value.  Or  a  purchaser  may  at  any  time  bring  a  writ  of  warran- 
tia  chartcB  against  the  warrantor,  by  Avhich,  from  the  time  it  is  issued,  all 
other  lands  of  the  defendant  will  be  bound  and  charged ;  or  against 
his  heirs,  and  then  only  such  lands,  or  to  such  amount,  as  descended 
from  the  grantor,  are  bound.  These  are  called  assets.  To  constitute 
assets,  the  property  must  be  land  or  its  profits,  not  a  mere  personal  in- 
heritance ;  the  lands  must  be  of  equal  value  at  least,  at  the  time  of 
descent ;  they  must  be  held  in  fee  simple,  descend  to  the  party  as  heir 
of  the  warrantor,  and  be  owned  in  actual  estate  or  interest,  not  in  use, 
right  of  entry,  or  of  action. (2)(a) 

21.  Recovery  upon  a  warranty  was  of  the  value  of  the  land  at  the 
time  the  warranty  was  made,  without  regard  to  increased  value  at  the 
time  of  eviction,  by  the  discovery  of  mines,  buildings,  &c.  But  the 
lands  recovered  where  valued  as  at  the  time  of  recovery. (3) 

22.  A  collateral  warrant}^,  is  where  the  heir  neither  does  nor  could 
derive  his  title  to  the  land  from  the  warrantor ;  and  yet  is  both  debar- 
red from  claiming  title,  and  bound  to  recompense  in  case  of  eviction. 
It  has  been  said  that,  at  common  law,  no  distinction  was  known  but  in 
speculation  between  lineal  and  collateral  warranty  ;  but  the  warranty 
of  .the  ancestor,  descending  on  the  heir,  whether  the  one  or  the  other, 
equally  bound. (4)     (See  infra,  ch.  86,  sec.  48,  n.) 

23.  It  is  remarked  by  Judge  Story,(5)  that  "  the  doctrine  of  col- 
lateral warranty  is  one  of  the  most  unjust,  oppressive,  and  indefensible 
in  the  whole  range  of  the  common  law," 

24.  The  nature  of  collateral  warranty  is  best  explained  by  an  exam- 
ple. If  A  purchase  lands,  and  B,  his  father,  disseize  him,  convey  with 
warrant}'',  and  die ;  this  is  a  collateral  warranty  :  because  A  does  not 
derive  title  to  the  land  from  B,  though  the  warranty  descends.  And 
yet  A  is  bound  by  the  warranty.(6) 

25.  It  is  said,  a  collateral  warranty  was  binding  on  the  heir  on  whom 
it  descended,  on  the  legal  presumption  that  the  ancestor  would  not 
disinherit  hirn  without  making  him  compensation. (7) 

26.  By  statute  of  Gloucester,  (6  Edw.  I,  c.  1,)  where  tenant  by  the 

(1)  4  Cruise,  297;  Fitzh.  N.  B.  134;  Buck-  (4)  Bolo  v.  Horton,  Vaugli.  E.  366,  375; 
hurst's  case,  1  Rep.  1.  Den  r.  Crawford,  3  Halst.  106,  115. 

(2)  Co.  Lit.  374  b;  Austin  v.  Gage,  9  Mass.        (5)  Si-sson  v.  Scabury,  1  Sumn.  262. 
395;  rrop'r.s,  kc.v.  Bullard,  2  Met.  365.  (6)  Lit.  704-5. 

(3)  Via.  Abr.  Voucher,  T.  6;  2  Rand.  143,        (7)  Urquh.,rt  v.  Clarke,  2  Rand.  559. 
145.  ' 

(a)  In  an  action  upon  a  writ  of  entry,  the  defendants  vouched  in  their  immediate  warrantors, 
who  appeared  and  defended.  The  defendants  tlien  called  the  original  warrantor  as  a  wit- 
ness, and  one  of  the  iinraedialo  warrantors  executed  a  release  to  him  of  his  liability  upon  his 
warranty.  Held,  the  covenant  running  with  the  land  could  only  bo  discharged  by  tho 
tenant,  and  consequently  the  release  to  the  original  warrantor  did  not  render  him  a  compe- 
tent witness.     Crooker  v.  Jewell,  29  Maine,  527. 

Held,  further,  that  tho  acts  of  the  tenants,  in  vouching  in  their  immediate  wa'rrantorfl, 
did  not  impair  their  claim  against  tho  original  warrantor  upon  the  covenant.     lb. 
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curtesy  conveys  in  iee,  the  heir  is  barred  to  the  extent  of  assets  de- 
scended, but  no  furtber.(l)(a) 

27.  By  statute  11  Hen.  VII,  c.  20,  the  warranty  of  a  widow,  who 
conveys  her  dower  estate,  or  au  estate  tail  derived  from  her  husband, 
or  any  of  his  ancestors,  is  void. 

28.  By  statute  4  Anne,  c.  16,  sec.  21,  the  warranty  of  tenant  for  life 
is  void  against  the  reversioner,  &c.,  and  a  collateral  warranty,  by  one 
who  has  no  inheri  ance  in  possession,  is  void  against  his  heir.  This 
act  is  re-enacted  in  North  Carolina.  It  was  also  re-enacted  in  New 
York  in  1788,  and  adopted  in  Khode  Island  as  early  as  17-19.(2) 

29.  A  w^arrant}'  ceases  with  the  estate  to  which  it  is  annexed  ;  as, 
for  instance,  with  the  termination  of  an  estate  tail.  So  it  may  be  dis- 
charged by  a  release,  from  the  warrantee  or  the  holder  of  the  land,  of 
all  warranties,  all  covenants  real,  or  all  demands.(3) 

30.  It  has  already  been  remarked,  that  the  common  law  doctrines  of 
warranty  are  no  longer  in  practical  force,  either  in  England  or  in  the 
United  States.(i) 

31.  In  New  York,  both  lineal  and  collateral  warranties  are  abolished, 
with  all  their  incidents.  But  heirs,  who  take  an  interest  by  descent, 
are  liable  upon  the  covenants  of  warranty  of  their  ancestor,  to  the  ex- 
tent of  their  interests.  In  Massachusetts,  a  warranty  has  no  other  oper- 
ation than  as  a  covenavt  In  Connecticut,  a  collateral  warranty  by  one 
having  no  inheritance  is  void  against  his  heirs.  So  it  has  been  held  in 
Virginia,  that  where  a  husband  conveys  land  of  the  wife,  with  warranty 
against  himself  and  his  heirs,  his  children  claiming  under  the  mother 
are  not  bound.('l) 

32.  In  New  Jersey  it  has  been  contended  that,  although  the  personal 
action  of  covenard  lies  upon  the  other  modern  covenants  in  a  deed,  yet 
that  of  general  warranty  stands  upon  the  same  ground  as  the  ancient 
warranty,  and  that  the  only  remedy  {ov  a  breach  thereof  is  the 
voucher  ivarrantia  chartce,  (see  sec.  20.)  But  it  was  decided  that,  even 
by  the  ancient  English  law,  an  action  of  covenant  would  lie  where 
the  party  might,  at  his  election,  have  the  other  remedies ;  and  the  rea- 
son why  the  former  remedy  was  rarely  resorted  to  was,  that  the  others 
furnished  a  more  immediate  and  perfect  satisfaction.  In  Massachusetts, 
Parsons,  Ch.  J.,  took  the  same  view  of  the  subject.(5) 

33.  But  in  Virginia,  Green,  J.,  says,  there  is  no  case  in  England 
where  any  personal  remedy  has  been  allowed  upon  a  mere  real  war- 
ranty.(c)     He  was  further  of  opinion,  that  the  statute  of  173-1,  abolishing 


Schermerhorn,    '2   Barb.    Cb.    314;    Stearns, 
135-6  ;  Marston  v.  Hobbs,  2  Mass.  437.    See 
Anth.  Shep.  475  ;   Conn.  St.  348-9  ;   N.  J.  L. 
462  ;  Urquhart  v.  Clarke,  2  Rand.  549. 
(5)  Chapman  v.  Holmes,  5  Halst.  20. 


(1)  Co.  Lit.  365  a;   2  Inst,  291. 

(2)  1  N.  C.  Rev.  St.  260;   4  Kent,  469  ;   1 
Sumn.  258-63. 

(3)  Touch.    201;     Lit.    748;    Bowman   v. 
Whittemore,  1  Mass.  244* 

(4)  1    N.    Y.  Rev.    St.  739;  Carpenter  v. 
*  In  this  case,   Sedgwick,  J.,  doubted  whether  a  covenant  running  with  the  land  can  be 

released  so  as  to  bind  a  future  assignee.     1  Mass.  245. 

(a)  A,  being  tenant  by  the  curtesy,  sold  land  belonging  to  his  wife,  by  deed  of  bargain 
and  sale,  in  fee,  with  general  warranty.  Held,  the  right  of  the  heir  of  the  wife  to  the  land 
was  not  rebutted  by  the  warranty.     Johnson  v.  Bradley,  9  Ired.  362. 

[h)  It  is  said  (4  Kent,  468,  n.,)  the  covenant  real,  together  with  almost  all  other  real  ac- 
tions, was  abolished  in  England  by  St.  3  &  4  Wm..  IV,  ch.  27. 

(c)  The  court  in  New  York  have  intimated  that  no  such  remedy  was  allowed.  Towns- 
end  V.  Morris,  6  Cow.  123. 
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voucher^  did  not  affect  the  ancient  remedy  upon  a  real  warranty,  and 
doubted  whether  the  personal  action  of  covenant  will  lie  upon  such 
warranty,  except  in  case  of  eviction  by  a  less  than  freehold  title,  a  cov- 
enant binding  executors,  embracing  personal  property,  or  adding  the 
word  defend  to  tvarrant,  which  would  constitute  a  covenant  for  quiet 
enjoyment.  On  the  other  hand.  Coulter,  J.,  doubts  whether  the  old 
remedy  of  warraniia  chartce  may'  still  be  brought  in  Virginia,  voucher 
being  abolished.(l)(a) 

34.  In  Kentucky,  a  warranty  by  the  ancestor  binds  the  heir  to  the 
extent  of  his  assets  by  descent.  And,  to  the  same  extent,  the  action 
of  the  heir  is  barred  for  the  land  warranted.(/>)  In  North  Carolina,  if 
the  deceased  had  an  estate  of  inheritance  in  possession,  and  bound  him- 
self and  his  heirs  by  a  general  warranty,  the  heirs  are  bound  with  or 
without  assets,  and  whether  the  warranty  be  lineal  or  collateral.  In 
Tennessee,  if  executors,  having  authority  to  convey  lands,  sell  with 
warranty  ;  the  devisees  of  such  lands  are  bound  by  the  warranty,  and 
estopped  to  assert  an  outstanding  title.(2) 
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1.  Covenant,  general  nature  of. 

2.  May  bind  a  grantee  by  deed-poll. 
4.  By  what  words  created. 

15.  Covenants,  express  or  implied. 

28.  Joint  or  several. 

36  For  the  benefit  of  third  persons. 

ZT .  Feal  or  2yersonal. 

48.  Covenant  real,  binds  and  passes  to  assig- 
nees, &c. 
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how  affected  by  the  distinction. 

57.  Collateral  covenants,  not  assignable. 


59.  Successive  covenants  in  modern  deeds; 
seizin  and  right  to  convey. 

71.  For  quiet  enjoyment,  &c. ;  to  what  evic- 
tion it  extends. 

80.  Against  incumbrances. 

84.  For  further  assurance. 

86.  Covenants  in  mortgages. 

87.  Mutual  eSect  of  covenants  upon  each 

other. 
94.  Special  and  qualified  covenants. 
101.  Farther  assurance,  when  equity  compels. 
103.  Covenant  for  production  of  title  deeds. 
105.  For  renewal  of  lease. 


1.  A  covenant  is  an  agreement  or  obligation,  by  deed,  to  do  or  abstain 
from  some  act.     It  is  said,  a  covenant 'differs  from  a  defeasance,  in  that 


148, 


Williams,  1  Ired.  509;   Robertson  v.  Gaines, 
2  Humph.  367. 


(1)  Stout  V.  Jaclcson,    2   Rand.  141, 
156;  Tabb  v.  Binford,  4  Leigli,  132. 

(2)  Logan  v.  Moore,  1  Dana,  58 ;  Flynn  v. 

(a)  It  is  said,  heirs  are  bound  by  warranties,  if  tliey  have  assets :  otherwise,  not.  2  Tuck  . 
Bl.  303,  n.  8;  2  Lom.  247.  Where  a  trustee  conveyed  the  land  with  collateral  warranty; 
held,  th'e  cestuis  que  trust,  who  took  other  estate  by  devise  or  bequest  from  the  trustee,  were 
not  precluded,  after  his  death,  from  asserting  tlieir  equitable  riglits  against  his  estate,  hy  his 
collateral  warranty  in  the  deed  of  conveyance;  and  that  the  act,  1  Rev.  Code,  c.  99,  sec.  21,  p. 
368,  applies  to  cases  of  real  assets  descending  from  the  warranting  ancestor,  and  not  to  per- 
sonal assets,  or  to  assets,  whether  real  or  personal,  accruing  from  him  by  devise  or  bequest. 
Norman  v.  Cunningham,  5  Gratt.  63.  •    r.  ic  ,  j  , 

lb)  Where  one  dies,  having  contracted  to  sell  with  warranty,  the  contract  is  fulfilled  by  a 
conveyance  from  tlie  heirs  with  a  warranty  to  the  extent  of  their  assets.  The  administrator 
need  not  join.  Gates  v.  McWiUiams,  6  Dana,  42.  Upon  the  warranty  of  a  father,  the  heirs 
of  the  mother  are  not  liable,  by  reason  of  lands  descended  from  the  mother.  Hart  v. 
Thompson,  3  B.  Monr.  485. 
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the  latter  provides  for  its  owa  execution,  or  terminates  in  itself,  while 
a  covenant  is  something  to  be  performed  by  the  party  covenanting. 
But  a  covenant  may  engage  that  something  has  been  already  done. 
And  a  covenant  of  this  description  may,  in  certain  cases,  operate  pro- 
spectively. Thus,  if  an  officer,  selling  real  estate  on  execution,  cove- 
nants that  his  proceedings  have  been  according  to  law,  a  subsequent 
neglect  to  return  the  execution  is  a  breach  of  such  covenant.(l) 

2.  It  is  said,  a  covenant  may  arise  by  deed-poll,  because  the  cove- 
nantee's acceptance  of  the  deed  binds  him  as  party  to  the  agreement. 
So,  where  two  convey  by  indenture,  and  one  only  seals  it,  yet,  if  the 
other  enters,  and  otherwise  assents,  he  is  bound  by  the  covenants.  So 
one  taking  bv  way  of  remainder,  who  is  no  party  to  the  deed,  if  he 
enters,  is  bound  by  the  covenant3.(2)     (See  ch.  83,  sec.  12,  n.) 

3.  A  lease,  by  letters  patent  from  the  Crown,  provided  thus — "  and 
the  said  A  (lessee,)  shall  repair,"  &c.  A  accepts  the  lease.  Held,  these 
words  bound  him  b}^  a  covenant.(3) 

4.  A  covenant  may  be  created  by  any  form  of  words,  which  shows 
the  intent  of  the  parties.  Thus,  the  words  "it  is  hereby  agreed" 
create  a  covenant.  And,  in  construing  a  covenant,  the  whole  instru- 
ment is  to  be  taken  into  consideration. (4) 

5.  Lease  for  years,  on  condition  the  lessee  acquit  the  lessor  of  ordinary 
and  extraordinary  charges,  and  keep  and  leave  the  houses  in  as  good 
plight  as  he  found  them.     Held,  a  covenant.(5) 

6.  If  a  lessee  covenants  to  repair,  provided  always,  and  it  is  agreed, 
that  the  lessor  shall  find  timber,  this  is  a  covenant  by  the  lessor,  not  a 
mere  qualification  of  the  lessee's  covenant.  Otherwise,  if  the  clause 
and  it  is  agreed  were  omitted. (6) 

7.  A  lessor  covenants  that  the  lessee  may  sell  coals,  he  paying  and  ac- 
counting therefor.     This  is  a  covenant  by  the  lessee.(7) 

8.  A  agreed  to  sell  land  to  B,  for  a  sum  to  be  paid,  one-third  annually 
from  the  date  of  the  agreement,  with  annual  interest.  In  an  action  by 
B  against  A,  held,  it  could  not  be  sustained,  without  proving  a  demand 
for  a  deed,  and  tender  of  security  for  the  price.(8) 

9.  A  covenant,  to  be  performed  ivithout  liniitaiion  of  time,  cannot  be 
a  condition  precedent  to  another  covenant.(9) 

10.  Lease  of  a  quarry,  in  consideration  that  the  lessee  pay  a  certain 
price  per  perch  for  all  stone  taken  therefrom.  This  is  a  contract  by  the 
lessee  to  work  the  quarry,  upon  which  covenant  lies.(lO) 

11.  Purchase  of  land  by  a  sealed  agreement,  "subject  to  payment 
of  the  purchase-money,  and  interest  due,"  to  a  third  person.     This  is  a 


(1)  Plow.  138:  Pomfret  v.  Ricroft,  Vent. 
26  ;  Touch.  162  ;'  Wade  v.  Merriam,  11  Pick. 
280. 

(2)  1  Rolle's  Abr.  517  :  Lit.  375  ;  Green  v. 
Korue,  1  Salk.  197  ;  Kimpton  v.  Walker,  9 
Verm.  191 ;  Newell  v.  Hill,  2  Met.  130.  See 
Cleves  V.  Willoughby.  7  Hill,  83. 

(3)  Bret  v.  Cumberland,  Cro.  Jac.  399. 

(4)  Fairfex  v.  Lewis,  2  Rand.  20  ;  2  Bibb, 
GM ;  Wolveridge  v.  Steward,  3  M.  &  Scott, 
561 ;  Bull  V.  Follett,  5  Cow.  170  ;  Marvin  v. 
Stone,  2,  781 ;  Campbell  v.  Shrum,  3  Watts, 
'63  ;  Chapman  v.  Holmes,  5  Halst.  32  ;  Hollis 
V.    Carr,    2   Mod.  86;  lb.  268.     See  5  Gill 


&  J.  239 ;  Finley  v.  Boehme,  3,  42  ;  MeCuI- 
lough  V.  Cox,  6  Barb.  386  ;  Houston  v.  Spru- 
ance,  4  Harring.  117  ;  Midgett  v.  Brooks,  12 
Ired.  145 ;  Lovering  v.  Lovering,  13  N.  H. 
513;  Killiau  i'.  Harshaw,  7  Ired.  497;  To- 
eum  V.  Barnes,  8  B.  Mon.  496. 

(5)  Bro.  Abr.  Gov.  pi.  4;  4  Bibb,  314.    See 
Johnson  v.  Valentino,  4  Sandf.  36. 

(6)  Holder  v.  Taylor,  1  Rolle's  Abr.  518. 

(7)  Northumberland  v.  Errington,  5  T.  R. 
522 

(8)  Fairbanks  v.  Dow,  6  N.  H.  266. 

(9)  Barksdale  v.  Toomer,  2  Bai.  180. 

(10)  Watson  v.  O'Hern,  6  Watts,  362. 
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covenant  by  the  vendee  to  pay  the  money,  and  the  vendor  may  sue  for 
the  benefit  of  the  third  person. (1) 

11  a.  In  a  lease,  it  was  stated  that  the  lessor  "let  and  leased"  two 
acres  of  land,  &c.,  "  and  as  much  firewood  as  she  wants  off  the  hun- 
dred acres,  a  part  of  which  she  has  conveyed  to  me,  and  oxen  to  haul 
it,  and  do  all  her  other  ox-work."  Held,  these  words  made  an  express 
covenant,  that  the  lessee  should  have  as  much  firewood  as  she  should 
desire,  from  the  land  referred  to,  and  that  the  lessor  would  provide  oxen 
to  haul  it.(2) 

11  b.  "Said  lessee  doth  agree  to  deliver  up,  &c.,  by  said  lessor  pay- 
ing him  $250,"  is  a  covenant,  not  a  condition  or  limitation. (o) 

11  c.  Where  a  deed,  after  describing  the  premises  by  metes  and 
bounds,  contained  these  words  :  "  containing  195  acres  of  land,"  and, 
after  excepting  two  pieces,  one  of  fifty  and  another  of  sixteen  acres, 
added,  "there  being  in  the  lot  hereb}-  convej^ed  135  acres,  strict  mea- 
sure, the  surplus,  if  any,  not  being  hereby  conveyed  ;"  lield,  this  was 
not  a  covenant  that  there  were  135  acres.(4) 

12.  Where  land  incumbered  is  sold,  expressly  subject  to  the  incum- 
brance, as  between  the  grantor  and  the  grantee,  this  is  an  assumption 
of  the  debt  by  the  latter.  Otherwise,  where  there  is  no  express  or  im- 
plied promise  to  pay  it.  Thus,  where  a  conveyance  was  made  to  cre- 
ditors, in  consideration  of  a  release  from  them,  the  grantor  having  an 
interest  in  the  surplus  remaining  after  the  debts  were  paid,  and  he  dis- 
charged a  mortgage  upon  the  land  ;  held,  he  had  no  claim  upon  the 
grantees  for  reimbursement.(5) 

13.  A  lessee  covenants  that  lie  will  plough,  &c.,  the  land,  except  the 
rabbit-warren,  &c.  Held,  he  was  liable  in  covenant  for  ploughing  the 
rabbit-warren. (6) 

14.  A  assigns  a  lease  in  consideration  of  £12,  the  assignment  to  be 
void  on  payment  of  that  sura  by  a  certain  day. 
signee  to  sell  the  lease  and  pay  himself  £12. 
the  assignee.(7)(a) 

15.  Covenants  are  either  express  or  implied. 
been  sometimes  thought  to  make  an  implied  warranty  ;  but  a  contrary 
doctrine  is  now  generally  adopted.  And  the  effect  of  the  word  v/ill  be 
controlled  by  any  express  covenants  in  the  deed.  Chancellor  Kent 
says,  the  grant  of  a  water-course  implies  a  covenant  b}-  the  grantor  not 
to  disturb  the  grantee  in  the  enjoyment  of  it.{8) 

16.  The  word  '■^ concessV  or  ^'■feoffavV  implies  a  warranty,  in  a  lease, 
and  the  former  word  in  the  assignment  of  a  lease  \{b)  but  not  in  the 


If  not  paid,  the  as- 
Held,  no  covenant  by 

The  word  grant  has 


(1)  Campbell  v.  Slirum,  3  Watts,  60. 

(2)  LoveriiiK  v.  Lovering,  13  N.  H.  513. 

(3)  Wheeler  v.  Dascomb,  3  Gush.  285. 

(4)  Koat  V.  Puff,  3  Barb.  353. 

(5)  Blank  v.  German,  5  WaUs  &  S.  3G. 


(6)  St.  Albans  v.  Ellis,  16  E.  352. 
(1)  Salisbury  v.  Philips,  10  .John.  57. 
(8)  Co.   Lit.   384  a.  n.  1  ;    Yanderkarr  v. 
Vanderkarr,  11  John.  122  ;  4  Kent,  473. 


(a)  It  has  been  seen  (Vol.  T,  MortQage,)  that,  in  general,  the  condition  o^  a  mortga'je  cannnl 
be  taken  as  a  covenant  to  pay  the  mone)-.  (See  Drummond  v.  Richards,  2  Munf.  337.)  In 
Kentucky,  it  has  been  held,  that  an  obligation  to  pay  money,  with  a  condition  that  it  may 
be  discharged  by  conveying  certain  land,  is  a  covenant  to  convey  the  land.  Kennedy  v. 
Kennedy,  2  Bibb,  4G5. 

(h)  Assumpsit  will  not  lie,  in  such  case,  for  indemnity,  oven  though  there  were  a  subse- 
quent promise.     9  Ad.  &  Ell.  532. 
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conveyance  of  a  fee.     So  the  word  demise  in  a  lease  implies  a  covenant 
for  title  and  quiet  enjoyment.(l) 

17.  In  Pennsylvania,  under  the  act  of  1715,  the  words  grant,  bargain 
and  sell,  do  not  create  a  general  warranty,  but  only  a  covenant  against 
the  acts  of  the  grantor  himself.  The  act  applies  to  articles  of  agreement. 
The  words  in  question  make  a  covenant  of  seizin  as  well  as  warranty, 
which  is  broken  by  anj'  incumbrance  created  by  the  grantor  himself; 
as,  for  instance,  previous  articles  of  agreement. (2) 

18.  In  New  York,  bargain,  sell,  aliene  and  confirm  never  create  an  im- 
plied warranty.  The  word  give  has  been  held  to  amount  to  an  implied 
warranty  during  the  life  of  the  feoflfor.(3)  But,  by  the  Revised  Statutes, 
no  covenants  shall  be  implied  in  a  conveyance,  whether  it  contains 
special  covenants  or  not.(l:)  This  applies  to  the  words  grant  and  demise 
in  a  lease.  In  North  Carolina,  the  words  "give,  grant,  bargain,  sell," 
&c.,'  have  been  denied  to  imply  any  warranty  of  title ;  and  it  is  held 
that  there  are  no  implied  warranties  in  a  deed  of  land. (5) 

19.  In  Mississippi,  Illinois,  Indiana,  Arkansas,  Alabama,(a)  and 
Delaware,  it  is  said,  the  words  grant,  bargain  and  sell,  in  a  conveyance  ^ 
of  the  fee,  make  an  express  covenant  of  an  indefeasible  estate  in  fee, 
against  incumbrances  by  the  grantor,  (except  rents  and  services  that 
may  be  reserved,)  and  for  quiet  enjoyment  against  the  grantor,  his 
heirs  and  assigns,  unless  limited  b}'  express  words  (in  Mississippi.Xi) 
The  provision  does  not  apply  to  leases  at  rack-rent,  or  not  exceeding 
twenty-one  years,  where  possession  goes  with  the  lease.(6) 

20.  These  words  create  the  same  covenant  in  Missouri,  and  also  a 
covenant  for  further  assurance.(7) 

21.  In  Maryland  and'  Alabama,  whether  the  word  dedi  imports  a 
warranty,  is  questioned  as  a  doubtful  point.  But  it  has  no  such  opera- 
tion, in  a  deed  which  only  purports  to  pass  the  rights  of  the  parties, 
and  not  the  land  itself.     In  Ohio,  the  word  give,  in  the  conveyance  of 


(1)  Frost  V.  Raymond,  2  Caines,  188  ;  Ba- 
ker V.  Harris,  1  Per.  &  Dav.  360;  9  Ad.  & 
Ell.  532  ;  Line  v.  Stephenson,  5  Bing:  N.  C. 
183  :  Crouch  v.  Fowle,  9  N.  H.  222. 

(2)  Gratz  v.  Ewalt,  2  Binn.  95;  Seitzinger 
V.  Weaver,  1  Ptawle,  377. 

(3)  Frost  V.  Raymond,  2  Caines,  188 ; 
Kent  V.  Welch,  7  John.  258  ;  Grannis  v. 
Clark,  8  Cow.  36. 


(4)  1  N.  T.  Rev.  St.  738 ;  Kinnev  v.  Watts, 
14  Wend.  38. 

(5)  Rickets  v.  Dickens,  1  ilur.  343;  lb. 
348  ;   Huntly  v.  Waddell,  12  Ired.  32. 

(6)  4  Kent,  473-4;  Missi.  Rev.  C.  459-60  ; 
Illin.  Rev.  L.  510;  Ark.  Rev.  St.  188;  Roe- 
buck V.  Duprey,  2  Alab.  (N.  S.J  535. 

(7)  Misso.  St.  119-20. 


(a)  Chancellor  Kent  says,  (4  Comm.  473,)  it  is  so  declared  hy  statute  in  these  States.  But 
he  afterwards  remarks,  (lb.  474,)  that  in  Alabama,  these  words  do  not  imply  any  warranty 
of  title.  Such  seems  to  be  the  law.  as  settled  in  the  case  of  Roebuck  v  Duprey,  2  Ala.  R. 
(N.  S.)  535.  It  has  been  recently  held,  that  the  words  "grant,  bargain,  sell,"  are  all  necessary 
in  a  deed,  to  create  the  statute  covenant,  that  the  grantor  was  seized  of  an  indefeasible 
estate  in  fee-simple,  &c.,  and  for  quiet  enjoyment.  Claunch  v.  Allen,  i2  Ala.  159.  And 
where  a  vendor  sells  land  by  a  deed  containing  the  words  '-grant,  bargain,  sell,"  and  also  a 
covenant  of  general  warranty,  which  is  at  the  time  incumbered  by  a  mortgage,  executed  by 
the  vendor;  the  covenant  implied  by  the  statute,  from  the  use  of  these  words,  is  broken  as 
soon  as  the  covenant  is  made,  and  the  express  warranty,  when  the  vendee  is  evicted  by  the 
mortgagee.     Andrews  v.  McCoy,  8  Ala.  920. 

The  statutory  covenant,  raised  by  the  words  "grant,  bargain,  and  sell,"  in  Iowa,  cannot 
be  restrained  by  implication,  but  only  by  express  words.  Brown  v.  Tomlinson,  2  Greene, 
(Iowa,)  525. 

(6)  Tiius  by  an  express  covenant  of  warranty.  Weems  v.  McCaughan,  7  S.  &  M.  422. 
This  excludes  an  implied  covenant  of  seizin.  Hoy  v.  Taliaferro,  8  S.  &  M.  727  ;  Duncan  t. 
Lane,  lb.  744  ;  Witty  v.  Hightower,  12  S.  &  M.  478. 
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a  freebold  estate,  implies  a  warranty  for  the  grantor's  life.(l)  In  Maine, 
this  word,  used  in  a  bargain  and  sale,  was  formerl)^  held  not  to  make 
an  implied  covenant ;  nor  will  the  deed  be  construed  a  feofl'ment,  iii 
order  to  give  it  this  effect.  (Whether  even  in  a  feoffment  it  would 
make  a  covenant,  dubitiUw.)  But,  in  a  later  case,  a  contrary  rule  is 
established. (2) 

22,  .In  Indiana,  grants  noted  on  recorded  town  plats  operate,  by 
virtue  of  a  statute,  as  general  warranty  conveyances  to  the  town,  to 
individuals,  or  to  the  public,  according  to  the  intention  of  the  gran- 
tor.(3) 

28.  In  Kentucky,  the  common  law  doctrine,  as  to  the  implied  cove- 
nant arising  from  the  word  dedi,  seems  to  be  recognized.(4) 

24.  In  Massachusetts  it  is  said,  there  may  be  implied  covenants  in 
a  deed,  consistent  with,  but  not  contradictory  to,  the  express  cove- 
nants.(5) 

25.  Express  covenants  are  said  to  be  construed  more  strictly  than 
those  which  are  implied.  The  former  may  be  entered  into  without 
consideration. (6) 

26.  Where  a  deed  contains  both  an  implied  and  express  conveuant, 
the  latter  qualifies  and  restrains  the  former.  Thus  the  implied  cov- 
enant in  a  lease,  against  any  lawful  eviction,  created  by  the  words  grant 
and  demise,  is  restricted,  by  an  express  covenant  against  eviction  hi/  the 
lessor  or  any  claiming  under  him,  to  the  disturbance  described  in  the 
latter  clause.(7)(a) 

27.  It  has  been  doubted,  whetiier  the  words,  in  a  lease,  "  yielding 
and  paying"  a  certain  rent,  constitute  an  express  or  implied  covenant. 
In  Vermont,  upon  a  full  examination  of  the  contradictory  authorities, 
the  covenant  was  held  to  be  an  implied  one,  and  not  to  bind  the  lessee 
after  assignment  of  the  lease.(8) 

28.  A  covenant  made  by  several  parties  may  be  either  joint,  several, 
or  both  joint  and  several.  Thus,  if  the  parties  bind  themselves  and 
every  of  them,  the  covenantee  may  treat  the  convenant  as  joint  or 
several  at  his  election.  And,  in  some  cases,  a  covenant  in  terms  joint 
nxdij  be  so  treated.  But  only  at  the  election  of  the  covenantee,  it 
seems.(9)(5) 

(1)  Deakins  v.  Hollis,  7  Gill  &  J.  311 ;  2 
Alab.  (N.  S.)  535;  Young  v.  Hargrave,  7 
Ohio,  63. 

(2)  Allen  v.  Saywanl,  5  Greenl.  227  : 
Crouch  V.  Fowle,  9  Shepl.  219. 

(3)  Conner  v.  President,  &c.,  1  Blac.  44. 

(4)  1  Pirt.  Dig.  211. 

(5)  Gates  v.  Caldwell,  7  Mass.  68  ;  ace. 
Roebuclt  V.  Dupree,  2  AlaK  (N.  S.)  535. 

(6)  Shubrick  v.  Salmond,  3  Burr,  1639. 

(7)  Merrill  v.  Frame,  4  Taun.  329  ;  Barney 
V.  Keith,  4  Wend.  502 ;  Noke's  case,  4  Rep. 


80  b ;  Gates  v.  Caldwell,  7  Mass.  68 ;  Deer- 
ing  V.  Farriiigton,  1  Mod.  113.  But  see  2 
Brownl.  214;"Clarke  v.  Samson,  1  Ves.  101. 

(8)  Kimpton  v.  Walker.  9  Term.  191. 

(9)  See  Hollingswortlis  v.  Dunbar,  3  Munf. 
168;  Cabell  v.  Vauglian,  1  Saun.  288  ;  Ernst 
V.  Bartle,  1  John.  Cas.  319;  Grier  i;.  Fletcher, 
1  Ired.  417  ;  Pride  v.  Boyco,  Rice,  275;  Fo- 
ley V.  Addenbrooke,  4  Ad.  &  El.  (N.  S.)  197; 
St.  Clair  v.  Williams,  7  Ohio,  110;  Carter  v. 
James.  12  Mces.  &  W.  148  ;  Ilaskins  v.  Lom- 
bard, 4  Shepl.  140. 


(a)  In  Pennsylvania,  it  is  held,  that  an  express  covenant  does  not  prevent  an  implied  one 
also.     Watson  v.  O'Hern,  6  Watts.  309. 

(6)  In  Alabama,  a  joint  covenant  operates  jointly  and  severally.  Clay's  Dig.  323.  So  in 
Arkansas, — Kcv.  St.  475  ;  and  New  llampshire, — Rev.  St  321.  If  A  and  B,  tenants  in  com- 
mon, convey  to  C  witli  a  covenant  against  incumbrances,  A  having  previously  mortgaged 
his  share,  and  C  redeem ;  C  may  maintain  an  action  against  A  and  B  jointly.  Comings  v. 
Little,  24  Pick.  266.  The  liability  of  heirs  upon  the  warranty  of  their  ancestor  is  joint. 
House  V.  Mitchell,  Meigs,  138. 

An  indenture  "between  A  and  B  of  the  first  part,  and  C  of  the  second  part,"  whereby 


CHAP.  LXXXVL] 


COVENANTS. 


389 


29.  On  the  otlier  hand,  a  covenant  may  be  made  to  or  with  several 
persons.  And  the  construction  of  it  as  joint  or  several  will  depend  less 
upon  the  words  than  upon  the  nature  of  the  propert3^  Thus,  if  one 
convey  land  to  A  and  B;  and  covenant  for  the  title  with  them  and  every 
of  them,  the  last  words  are  void,  and  the  covenant  is  joint.  But,  if  by 
the  same  deed  one  convey  Black  acre  to  A  and  White  acre  to  B,  and 
covenant  for  the  title  of  the  whole  witli  them  and  each  of  them,  the 
covenant  is  several.  So  where  parties  grant  their  several  interests  in 
the  same  estate.  The  construction  in  the  former  case  is  adoj^ted, 
because  a  different  one  would  subject  the  party  to  two  actions,  and  the 
Court  would  be  in  doubt  for  whom  to  give  judgment.  If  the  express 
words  of  a  joint  covenant  are  used,  it  will  be  construed  as  joint,  though 
the  covenantees  have  several  interests.(l) 

80.  Tenants  in  common  are  regarded  in  law  as  having  several  inte- 
rests. Hence,  though  claiming  under  one  deed,  they  need  not  join  in 
an  action  upon  the  warranty  in  such  deed.(2)(a) 

31.  "Where  lessees,  at  the  commencement  of  the  lease,  covenant  jointly 
and  severally,  they  are  bound  in  the  same  way  by  a  subsequent  cove- 
nant, joint  in  form,  though  an  agreement  on  the  part  of  the  lessor  in- 
tervenes. 

82.  In  a  lease  from  A  to  B  and  C,  B  and  C  jointly  and  severally 
enter  into  a  series  of  covenants.  Then  succeeded  a  clause,  as  follows: 
— it  is  declared  by  and  between  the  parties,  and  A  hereby  covenants, 
that  B  and  C  may  sell  coals,  they,  the  said  B  and  C,  paying  and  account- 
ing therefor.  Held,  the  last  words  made  a  joint  and  several  covenant 
by  B  and  C.(8) 

"  83.  A  lease  recited,  that  L  agreed  to  take  the  land  from  C,  and  that 
it  had  been  agreed  that  R  should  covenant  for  the  rent.  In  considera- 
tion of  the  covenants  afternamed  on  the  part  of  L  to  be  performed,  par- 
ticularly of  R's  covenant,  C,  at  R's  request,  demised  to  L.  L  and  R 
covenanted  to  pay  rent,  and  further  that  L  should  repair.  Othercov- 
enanrs  followed,  similar  to  the  last ;  and  a  right  of  re-entry  was  given, 
if  L  should  not  perform  hi^  covenants.  Held,  the  covenant  to  repair 
bound  R  as  well  as  L.(-i) 


(1)  Trustees,  &c.  v.  Letcher,  1  Monr.  13; 
Slingsby's  case,  5  Rep.  18;  Jenk.  262  ;  Lud- 
low V.  McCrea,  1  Wend.  228  ;  Eccleston  v. 
Clipsham,  1  Saun.  153;  Johnsoa  v.  Wilson, 
Willes,  2-48 ;  "Withers  v.  Bireham,  3  Barn.  & 
C.  254  ;  James  v.  Emery,  5  Price,  529 ;  Sors- 
bie  V.  Park,  12  Mees.  &  W.  146.  See  Bar- 
rett V.  Pratt,  22  Pick.  556,  for  a  similar  rule 
TdlaXmg  to  mortgages.     Evans  w.  Sanders,  10 


B.  Mon.  291 ;  Jewett  v.  Cuuard,  3  "W.  &  M. 
277. 

(2)  Swett  V.  Patrick,  2  Fairf.  179.  (See,  as 
to  joint  and  several  covenants,  Ernst  v.  Bartle, 
1  John.Cas.  319;  Ludlow  v.  McCrea,  1  "Wend. 
231;  Halsey  v.  "Whitney,  4  Mas.  226;  1 
Wheat.  Sel.  388.) 

(3)  Nortlium'berland  v.  Errington,  5  T.  R. 
522. 

(4)  Copland  v.  Laporte,  3  Ad.  &  Ell.  517. 


"the  party  of  the  fir.stpart"  covenanted  to  do  certain  work  for  "the  party  of  the  second 
part,"  for  which  tiie  latter  covenanted  to  pay  "the  party  of  the  first  part"  certain  sums  of 
money,  did  not  mention  the  parties  by  name,  in  the  body  of  the  instrument,  and  was 
executed  by  A  and  C  only.  Held,  tliat  on  breach  of  C's  covenants,  A  might  maintain  an 
action  of  covenant  against  him,  without  joining  B  as  a  plaintiff.  Philadelphia,  &c.  v.  How- 
ard, 13  Flow.  30. 

(a)  It  has  been  held  in  Ohio,  that  where  a  covenantee  dies,  before  partition,  one  heir  can- 
not sue  alone  upon  the  covenants.  Tapscot  v.  Williams,  10  Ohio,  442.  In  the  same  State, 
where  several  lots  are  conveyed,  and  afterwards  severally  assigned,  each  assignee,  it  seem$f 
may  sue  on  the  warranty.     St.  Clair  v.  Williams,  7,  110.  , 
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34.  Where  two  grantors  covenant  against  incumbrances  suffered  by 
them,  this  may  include  several  incumbrances.(l) 

35.  Where  a  covenant  which  runs  with  the  kind  is  divisible,  and  the 
land  passes  by  assignment  to  several  persons,  in  divided  portions,  the 
covenant  attaches  to  each  portion  pro  tanto.  And  each  owner  is  liable 
proportionally  for  anj^  charge  upon  the  whole  land,  or  exclusively  for 
a  charge  upon  his  own  parcel. (2) 

36.  Where  covenants  are  made  by  and  between  two  or  more  parties, 
though  for  the  benefit  of  a  third  person,  who  is  named,  an  action  upon 
such  covenants  can  be  brought  only  by  one  of  the  parties.  Thus,  a 
covenant  with  the  rector,  wardens  and  vestry  of  a  church  to  pay  rent  to 
the  rector  or  wardens,  must  be  sued  by  the  former  parties,  not  the 
latter.  So  where  the  reversion  of  lands  demised  is  conveyed  to  A  and 
B  in  trust  for  A,  they  must  join  in  suing  a  covenant  to  repair.(8) 

37.  Covenants  are  real  or  personal  It  is  said,  covenants  real  are 
those  which  have  for  their  object  something  annexed  to,  or  inherent  in, 
or  connected  with  real  property.  Such  covenants  are  quodam  niodo 
annexed  and  appurtenant  to  the  land  itself  It  is  of  course  otherwise 
with  covenants  relating  to  a  thing  not  in  esse  at  the  time  of  the  convey- 
ance. But  a  covenant  to  repair  or  rebuild  the  property  conveyed  be- 
longs to  the  former,  and  not  to  the  latter  class.  Thus,  where  one  grants 
a  watercourse,  and  covenants  to  cleanse  it,  this  is  a  real  covenant.  So 
a  covenant  to  live  on  the  land  ;  although  assigns  are  not  named.  So 
a  covenant  to  effect  insurance,  and  appl}^  the  proceeds,  in  case  of  loss 
by  fire,  to  repairing  the  proper ty.(4)(a) 

38.  A  covenant  in  the  grant  of  a  rent-charge,  to  pay  it  without  de- 
duction, is  not  a  personal,  but  a  real  covenant,  being  in  the  nature  of  a 
grant,  or  jit  least  a  declaration  accompan3dng.  and  showing  the  mode 
of  operation  of  the  grant.(5) 

39.  Lease  by  A  to  B.  B  covenants  to  surrender  the  land  at  the  end 
of  the  term,  with  the  buildings  and  improvements,  upon  A's  paying 
him  for  new  erections.  The  parties  also  agreed  that  B  might  remove  the 
old,  and  erect  new  buildings,  and  that  A  shquld  pay  him  for  such  build- 
ings and  improvements,  not  exceeding  in  value  a  certain  sum.  Held, 
A  was  bound  to  pay  iov  additions  to ^  and  alterations  in,  the  old  buildings, 
though  not  for  ordinar}'^  repairs — as  roofing  or  raising,  new  chimneys; 


(1)  Duvall  V.  Craig.  2  Wheat.  45 ;  Carleton 
ti.  Tyler,  4  Sliepl.  392. 

(2)  Astor  V.  Miller.  2  Paige,  68.  (See  Arm- 
strong V.  Wheeler,  9  Cow.  88.) 

(3)  Montague  v.  Smith,  13  Ma.ss.  396 ;  Scott 
V.  Godwin,  IB  &  P.  67 ;  Yelv.  177,  n.  1; 
Fisher  v.  Ellis,  3  Pick.  322  ;  Dutton  v.  Pool, 
T.  Raym.  302;  Spencer  v.  Field,  10  Wend. 
87. 

(4)  4  Cruise,  308;  Co.  Lit.  384  b;  Jenk. 
241 ;  h^pencor's  case,  5  Rep.  16 ;  Holmes  v. 
Buckley,  1  Abr.  Eq.  27  ;  Tatem  v.  Chapland, 
2^H.  Bl.  133;  Thomas  v.  Voukapff,  6  Gill  & 


J.  372 ;  Vernon  v.  Smith,  5  B.  &  A.  1.  See 
Norman  v.  Wells,  17  Wend.  136;  Innes  v. 
Agrew,  1  Ohio,  386;  Wooton  v.  Steflenoni, 
12  Mees.  &  W.  129;  Simpson  v.  Clayton,  6 
Scott,  469 ;  Bristow  v.  Wood,  1  Coll.  480 ; 
Tallman  v.  Coffin,  4  Comst.  134;  Fowler  v. 
Poling,  6  Barb.  165;  Savage  v.  Mason,  3 
Cush."500. 

(5)  Brewster  v.  Kitchin,  1  Ld.  Raym.  317  ;• 
Brewster  v.  Kidgill,  12  Mod.  171  ;  Bally  v. 
Wells,  3  Wila.  35;  Tatem  v.  Chaplin,  2  H. 
Bl.  133. 


(a)  See  Wal.sh  v.  Fussell,  6  Bing.  163;   Milnes  v.  Branch,  5  M.  &  S.  411;  Vyvyan  v 
rthur,  1  B.  &C.  410;  Portmore  v.  Bunn,  694;  Sampson  v.  Ea.sterby,  9  'b.  505;  Grey  v. 


Artl 


q^thbertson,  2  Chit.  R.  482;  Collins  v.  Plumb,  16  Ves.  454.     Otherwise  wHh  a  covofiant 
not  to  permit  certain  persons  to  work  on  tlie  laud.     Mayor  v.  Patterson,  10  E.  130. 
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and  that  the  covenant  of  A  ran  with  the  land,  so  as  to  render  him 
liable  to  a  suit  by  the  executor  of  an  assignee  of  B,(l) 

40.  But,  where  a  lessor  covenants  to  pay  the  lessee  the  value  of  the 
improvements,  which  shall  be  left  by  the  latter  upon  the  premises,  this 
covenant  does  not  run  with  the  land,  or  bind  an  assignee  of  the 
reversion. (2) 

,  .  41.  A  covenant  by  a  grantee,  not  to  build  upon  a  common  or  public 
square  belonging  to  the  grantor  in  front  of  the  land,  passes  to  an  as- 
signee of  the  grantee.(3) 

42.  A  covenant,  which  is  indefinite  as  to  its  subject  matter,  does  not 
pass  with  the  land.  Thus,  a  lease  was  given  of  a.  theatre,  the  lessee 
agreeing  to  pay  a  certain  sum  of  money,  till  which  payment,  the  lessor 
to  have  the  use  of  two  boxCvS,  one  in  the  dress,  the  other  in  the  lower 
circle,  not  designating  them.  Held,  an  assignee  of  the  lessee  was  not 
bound  by  this  agreement.(4) 

43.  The  covenant  of  a  lessee,  that  he  will  always  occupy  the  premises, 
binds  an  assignee.  So  a  covenant  by  the  lessor,  to  furnish  a  supply  of 
v/ater,  may  be  sued  upon  by  an  assignee  of  the  lessee.(5)  So  a  cove- 
nant for  quiet  enjoyment,  in  a  lease,  being  in  futuro,  runs  with  the 
land,  and  passes  to  an  assignee.(6)  So  a  covenant  by  the  lessee,  to  pay 
all  costs,  charges,  &c.,  except  taxes,  runs  with  the  laud,  and  binds  an  as- 
3ignee.(7)     So  a  covenant  to  pay  assessments.(8) 

44.  A  covenant  not  to  hire  persons  of  a  certain  description  to  work 
in  a  mill,  which  is  leased,  does  not  run  with  the  land.(9) 

45.  A  conveyance  of  the  privilege  of  drawing  water  from  a  pond,  is 
not  a  conveyance  of  land  Hence,  a  covenant  connected  with  it  is  not 
assignable.(  iO)(a) 

40.  A  grant  by  a  mortgagor  of  his  right  of  redemption,  with  the 
usual  covenants,  is  so  far  a  conveyance  of  the  land,  that  the  covenants 
real  are  annexed  to  it,  and  pass  with  it  to  the  grantee  and  his  assigns ; 
as,  for  instance,  to  an  execution  purchaser  of  his  estate.(ll) 

47.  Conveyance,  on  condition  the  grantee  give  bond  to  maintain  a 


(1)  Lametti  v.  Anderson,  6  Cow.  302. 

(2)  Bream    v.  Dickerson,   2   Humpb.  116. 
See  Copeland  v.  Woods,  lb.  330. 

(?,)  Trustees,  &c.  v.  Cowen,  4  Paige,  510. 

(4)  Fliglit  V.  Glossop,  2  Scott,  220;  Flight 
V  Glossopp,  2  Bing.  N.  R.  125. 

(5)  Tatem  v.  Chaplin,  2  H.  BI.  133 ;  Jour- 
dain  v.  Wilson,  4  B.  &  A.  266. 


(6)  Shelton  v.  Codman,  3  Cush.  318. 
(7)Torrey  v.  Wallis,  3  Cush.  442. 

(8)  Kearney  v.  Post,  1  Sandf.   105. 

(9)  Cona-letoii  v.  Pattison,  10  E.  130. 

(10)  Wheelock  v.  Thayer.  16  Pick.  68. 

(11)  White  V.  Whitney,  3  Met.  81. 


(fl)  A  conveyed  to  B  a  lot  of  land,  including  a  part  of  his  mill-pond,  with  a  right  of  in 
gress  and  egress  to  and  fro.n  any  part  of  the  land  and  water  described,  to  dig  and  carry 
away  the  soil.  B  having  conveyed  toG,  A  and  0  entered  into  an  agreement,  by  which 
A  (not  naming  heirs,  &c.)  covenanted,  upon  C's  request,  to  draw  off  his  pond  sis  days 
-.11  each  year,  in  August  and  September,  to  enable  C  to  dig  and  carry  out  mud.  A  died,  and 
his  estate  in  the  mill-pond  passed  to  D  and  E,  against  whom  C  brings  an  action  upon  the  cov- 
enant. Held,  there  was  a  privity  of  estate  between  tlie  parties,  and  the  covenant  ran  with 
■the  land.     Morse  v.  .Vldrich,  19  Pick.  449. 

The  several  owners  of  mills,  drawing  water  from  one  stream  by  means  of  one  dam,  en- 
tered into  an  indenture,  by  which,  for  themselves,  their  heirs,  administrators  and  assigns 
respec-ively,  they  covenanted  witli  eacii  otiier,  and  their  respective  heir.s,  administrators  and 
assigns,  that  they  would  erect  and  use  wheels  of  a  certain  construction  and  limited  power, 
in  their  respective  mills.  Held,  there  was  no  privity  of  estate  between  the  parties,  and, 
therefore,  the  covenant  did  not  run  with  the  land  and  bind  a  grantee  of  one  of  the  mills. 
Hurd  V.  Curtis,  Ibid.  459. 
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certain  liighwaj  upon  the  land,  but  reserving  no  right  of  entr}^  for  a 
breach.  The  grantee  gives  a  bond,  binding  his  executors,  &c.,  and  assigns, 
and  afterwards  conveys  the  land.  The  grantor  brings  an  action  against 
the  assignee,  as  upon  a  covenant  running  with  the  land.  Held,  the 
action  could  not  be  sustained ;  for,  by  giving  the  bond,  the  grantee  be- 
came absolute  owner  of  the  land.(l) 

48.  A  covenant  real,  as  has  been  seen,  passes  with  the  land  to  heirs 
or  assignees,  and  binds  them  as  well  as  the  original  coveuantor.(a)  It 
is  said  to  run  toith  the  land.  So  also  the  benefit  of  such  covenant  passes 
to  the  heir  or  assignee  of  the  covenantee,  though  not  expressly  named. 
Thus,  where  a  lessee  for  years  covenants  with  the  lessor,  his  executors 
and  administrators^  to  repair ;  the  heir  of  the  lessor  may  maintain  an 
action  upon  such  covenant.  Otherwise,  where  the  lessor  is  only  a 
tenant  for  life.  So  the  assignee  of  a  grantee  or  lessee  may  maintain  an 
action  upon  such  covenant  against  the  grantor  or  lessor ;  as,  for  in- 
stance, upon  the  implied  covenant  arising  from  the  words  grant  and 
demise.(2){b) 

49.  A  covenant  or  stipulation,  that  a  grantee  shall  maintain  a  par- 
tition fence  between  the  land  granted  and  other  land  of  the  grantor, 
runs  with  the  land,  and  binds  an  assignee.(3) 

60.  Equity  will  enforce  a  covenant  real  in  favor  of  an  assignee  of  the 
covenantee,  against  an  assignee  of  the  covenantoi'.  Thus,  A  granted  a 
vfater-course  through  his  land  to  B  and  his  heirs,  covenanting  for  him- 
self, his  heirs  and  assigns,  to  cleanse  it.  A  transferred  the  land  to  C, 
and  B  the  water-course  to  D.  B  and  D  for  forty  years  cleansed  the 
latter  themselves,  0  raised  and  built  upon  the  land,  and  thereby  ren- 
dered the  cleansing  much  more  difficult.  D  brings  a  bill  in  equity 
against  C,  to  enforce  the  covenant.  Held,  C  was  bound  by  it,  notwith- 
standing the  acts  of  B  and  D,  which  were  done  while  the  labor  was 
comparatively  small. (4) 

51.  The   principle,  that  covenants   pass   to  the   assignee,  not  only 

enables  him,  but  disables  the  assignor,  to  maintain  an  action  there- 
mi  .    ^       '       . 
upon.     Thus  a  lessor,  after  granting  over  his  reversion,  cannot  sue  for 

rent  accruing  subsequently  to  the  assignment.     But  a  lessor  may  sue 

upon  a  covenant  to  repair,  though  he  has  given  bond  to  convey  the 

land.     And,  it  is  said,  an  assignor  cannot  sue  upon  covenants  broken 

after  assignment,  unless  he  is  himself  bound  to  indemnify  the  assignee 

for  any  breach  by  the  feoffor  or  lessor.(5)     (See  ch.  87,  sec,  40,) 


(1)  Inhab'ts,  &c.  v.  Carver,  16  Pick.  183. 

(2)  Spencer's  case,  5  Rep.  16;  Longher  i;. 
Williams,  2  Lev.  92  ;  Brudnell  v.  Koberts,  2 
Wils.  143;  5  Rep.  17  a;  Norman  v.  Wells, 
17  Wend.  136  ;  Brown  v.  Staples,  28  Maine, 
497. 


(3)  Kellogg  V.  Robinson,  6  Verm.  276. 

(4)  Holmes  v.  Buckley,  1  Abr.  Eq.  27. 

(5)  Walker's  case.  3  Co.  22  ;  1  Bibb,  288  ; 
Bicktbrd  v.  Page,  2  Mass.  460. 


(a)  A  covenant  for  quiet  enjoyment  passes  by  a  quit-claim  deed  of  the  land.  Huut  v. 
Amidon,  4  Hill,  345.  Wliether  a  covenant  wliicii  runs  wilh  the  land  can  be  released,  so  as 
to  bind  subsequent  purchasers ;  see  Chase  v.  Weston,  12  N.  H.  413 ;  Litllelield  v.  Getchell, 
32  Maine,  390;  Crooker  v.  Jewell,  29  Maine,  527. 

(h)  The  provisions  of  Statute,  Henry  VIII,  ch.  34,  sec.  2,  upon  this  suliject,  have  been 
already  relerred  to.  (Vol.  I,  Estate  for  years.)  It  is  said,  to  make  a  covenant  run  with  the 
land,  there  must  be  a  subsisting  privity  of  estate  between  the  parties.  3  T.  R.  402  ;  Paul 
V.  Nurse,  8  Barn.  &  Cr.  486.  A  lessee's  covenant  to  pay  assessments  runs  with  the  land, 
and  binds  the  assignee  of  the  term.     Post  v.  Kearney,  2  Comst.  394, 
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52.  An  assignee  is  liable  only  for  covenants  broken  while  ho  holds 
the  land ;  not  after  he  has  re-assigned ;  as  where  he  re-assigns  before 
the  rent  is  due.  But  he  is  liable  for  a  breach  in  his  own  time,  though 
the  suit  be  not  commenced  till  after  re-assignment.(l) 

53.  A  lessee  assigned,  subject  to  the  payment  of  rent,  performance  of 
covenants,  &c.  The  assignee  re-assigned,  and  the  lessee  afterwards 
paid  rent.  Held,  his  assignee  was  not  liable  to  him  in  covenant.  But. 
where  A,  lessee  for  1690  years,  assigned  to  B  for  1600  years,  reserving 
a  rent,  and  B  assigned  to  the  defendant,  who  covenanted  to  perform  all 
the  covenants  of  B  to  A,  and  the  defendant  assigned  to  D,  whom  B 
accepted  as  his  tenant ;  held,  B  might  still  sue  the  defendant,  by  privity 
of  contract,  for  rent  unpaid  A,  without  proving  that  he,  B,  had  paid  it, 
or  been  injured  by  the  non-payment,(2) 

54.  A  lessee  covenants  not  to  assign.  He  assigns  the  lease,  and  the 
assignee  re-assigns  to  the  lessor.  Held,  the  latter  might  still  sue  upon 
the  covenant. (3) 

55.  The  distinction  between  an  assignee  and  an  under-lessee,  and 
their  respective  liabilities,  has  been  alreadv  pointed  out,  (Vol.  I,  Estate 
for  years.)  As  recently  as  the  time  of  Lord  Mansfield,  this  distinction 
seems  to  have  been  not  perfectly  settled.  In  the  case  of  Holford  v. 
Hatch,  which  was  covenant  for  rent  by  the  lessor  against  a  sub-tenant, 
it  was  argued  that  the  latter  was  in  law  an  assignee,  as  much  as  a  de- 
visee, executor,  execution  purchaser,  &c.,  a  transfer  to  whom  was  no 
forfeiture  ;  that,  claiming  under  the  first  lease,  the  defendant  was 
bound  b}^  a  covenant  which  runs  with  the  land ;  and  that  the  lessor 
had  an  equitable  claim  against  whoever  was  in  possession.  The  Court 
(Lord  Mansfield,  Ch.  J.)  had  great  doubts,  and  looked  fully  into  the 
books  ;  but  finally  gave  judgment  for  the  ciefendant.(-4) 

oQ.  Where  a  lessee  assigns  his  whole  interest,  though  reserving  rent 
to  himself,  and  not  to  the  lessor,  and  though  the  covenants  in  the  lease 
differ  from  those  in  the' assignment;  the  assignee  may  still  recover 
against  the  lessor  upon  his  covenants ;  as,  for  instance,  upon  a  cove- 
nant to  find  timber  tor  repairs.(5) 

57.  Statute  32  Henry  VIII,  c.  34,  giving  to  the  assignee  of  a  rever- 
sion a  claim  upon  the  covenants  in  the  original  deed,  does  not  transfer 
the  privity  of  contract,  but  only  annexes  to  the  reversion  the  covenants 
relating  to  the  land.  Hence  its  operation  does  not  extend  to  mere 
collateral  engagements.(6) 

58.  It  is  said,  if  a  mortgagor  and  mortgagee  join  in  making  a  lease, 
and  the  lessee  covenants  to  pay  rent  and  repair  with  the  mortgagor 
and  his  assigns  only,  the  covenants  do  not  pass  to  an  assignee  of  the 
mortgagor,  being  collateral  to  the  mortgagor's  estate.(7) 

59.  The  single  general  warranty,  formerly  practiced,  has,  in  modern 
deeds,  given  place  to  a  series  of  distinct  covenants.  The  two  first  of 
these,  are  a  covenant  that  the  grantor  is  lawfully  seized  in  fee-siraj)le, 


(1)  Lekeuxi;.  Nasli,  Str.  1221;  Armstrong 
V.  Wheeler,  9  Cow.  88  ;  Harley  v.  Kiug,  2 
Ooiup.  Mees.  &  R.  18 ;  i'aul  v.  Nurse,  8  Barn. 
&  Cr.  486. 

(2)  Wolveridge  v.  Steward,  3  M.  &  Scott, 
561 ;  Port  v.  Jackson,  17  Johns.  239,  479. 

(3j  Hazleliurst  v.  Kendrick,  6  S.  &  R.  446. 


(4)  Holford  V.  Hatch,  Doug.  182  ;  Brewer 
V.  Hill,  2  Anst.  413. 

(5)  Palmer  v.  Edwards,  Doug.  186,  n. 

(6)  Thursby  v.  Plant,  1  Saun.  237. 

(7)  Webb  V.  Eussell,  3  T.  E.  393  ;  Eussell 
V.  Stokes,  1  H.  Bl.  562. 
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and  a  covenant  that  he  has  good  right  and  fall  power  to  convej.(a) 
These  have  usually  been  regarded  as  parts  of  one  covenant  ;(1)  but 
incorrectly,  it  is  said,  because,  although  seizin  in  fee  implies  and  in- 
volves the  right  to  convey,  the  latter  does  not  necessarily  imply  the 
former.  Thus,  a  power  to  convey  satisfies  the  latter  covenant,  thongh 
not  the  former.(2) 

60.  Seizin  in  tact,  or  actual  possession,  at  the  time  of  making  the 
covenant  of  seizin,  is  held  sufficient  to  sustain  it.(6)  But  possession 
without  claim  of  title  is  not. 

61.  The  covenant  of  seizin  is  broken,  if  the  covenantor  have  not  the 
possession,  the  right  of  possession,  and  the  right  of  legal  title ;  or  the 
very  estate  in  quantity  and  quality,  which  the  deed  purports  to  con- 
vey. He  must  have  the  whole  title.  But  not  by  any  outstanding 
equity,  or  equitable  lien,  as,  for  instance,  a  mortgage  or  judgment, 
or  the  expectant  right  of  a  wife  to  dower,  living  her  husband.(3) 
Nor  where  the  grantor  has  had  exclusive  occupation,  by  his  tenant, 
under  a  claim  of  title,  for  thirty-one  years.(4)  Otherwise,  if  the 
grantor  do  not  own  such  things,  affixed  to  the  freehold,  as  would  ]-)ass 
by  a  conveyance  of  the  land.  Thus,  where  a  grantor  covenanted 
that  he  was  lawful  o\\aier  of  the  premises,  and  seized  of  a  good 
and  indefeasible  inheritance  therein;  and  a  rail-fence  on  the  pre- 
mises was  the  property  of  another  person,  by  virtue  of  a  previous 
agreement  with  the  grantor ;  held,  the  grantee  might  maintain  an  ac- 
tion for  the  covenant  of  seizin.(5)  So  it  is  a  breach  of  the  covenant  of 
seizin,  if  there  is  no  such  land  in  existence,  as  the  deed  purports  to  con- 
vey.{Q) 

62.  Conveyance,  bounded  on  the  land  of  a  third  person,  with  whom 
the  grantor  had  previously  agreed  by  parol  on  a  different  line  from  the 
true' one,  and  marked  it  by  stakes.  "Held,  such  third  person's  posses- 
sion between  these  lines,  claiming  title,  at  the  time  of  the  conveyance, 
was  a  breach  of  the  covenant  of  seizin.(7) 

62  a.  But  it  extends  only  to  an  adverse  title  in  a  tliird person  ;'  not  to 
one  of  the  grantee  himself,  who  is  estopped  from  setting  it  up  against 
the  grantor.(8) 


(1)  Griffin  v.  Fairbrother,  1  Fairf.  91  ; 
Marston  v.  ITobbs,  2  Mass.  437  ;  "Willard  v, 
Twitcbell,  1  N.  H.  177. 

(2)  Trcnchard  v.  Hoskins,  "Winch.  91 ;  Lit. 
Rep.  20,^  ;  Gamsford  v.  Griffith,  Sid.  328. 

(3)  Adm'r,  &c.  v.  McCoy,  3  Ohio,  218; 
Pecare  v.  Chouteau,  13  Mis.  527 ;  Mills  v. 
Catlin,  22  Verm.  98 ;  Wheeler  v.  Hatch,  3 


Fairf.  389;  Fitzhugh  v.  Croghara,  2  J.  J. 
Marsh.  430  ;  1  Pirt.  Dig.  225  ;  Sedgwick  v. 
Ilollenback,  7  John.  376  ;  16,  254.     ' 

(4)  Giuti  V.  Hancock.  31  Maine,  42. 

(5)  Mott  V.  Palmer,  1  Comst.  564. 

(6)  Bacon  v.  Lincoln,  4  Cush.  210. 

(7)  Cornell  v.  Jackson,  3  Cush.  506. 

(8)  Furness  v.  Williams,  11  lUiu.  229. 


{a)  Covenants  of  seizin,  against  eviction,  and  for  quiet  enjoyment,  were  introduced  long 
after  warranties,  not  for  the  purpose  of  greater-indemnification,  but  to  supply  some  defects 
in  the  warranty,  of  another  description.     Stout  v.  Jackson,  2  Rand.  172. 

A  covenant  in  a  deed,  "  to  warrant  and  defend  the  title  of  the  land  sold,"  is  not  a  covenant 
of  seizin,  and  an  actual  eviction  or  its  equivalent  is  necessary  to  establish  a  breach.  Witty 
V.  Ilightower,  12  S.  &  M.  478. 

Where  the  covenantee  in  such  case  goes  into  possession,  and  purchases  a  supposed  para- 
mount title  from  a  stranger,  there  is  no  breach  of  the  covenant,  and  he  cannot  maintain  an 
action  thereon.     lb. 

Under  a  covenant  to  convey  by  "a  good  general  warranty  deed,  with  the  fee-simple  an- 
nexed," a  covenant  of  seizin  is  not  essential.     Kirkendall  v.  Mitchell,  3  McL.  144. 

{h)  In  New  Hampshire,  a  mere  right  of  entry.  Willard  \.  Twitcbell,  1  N.  11.  177,  But 
see  Parker  v.  Brown,  16  N.  H.  176. 
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62  h.  The  covenant  is  broken  by  an  outstanding  life-estate,  tbougb 
the  orantee  have  always  had  possession  since  the  conveyance.(l) 

63.  Where  a  grantor  liolds  under  a  deed  which  is  not  void,  but  (^nly 
voidable,  as,  for  instance,  the  deed  of  a  uon  comics  not  under  guardian- 
ship, the  covenant  of  seizin  is  not  broken.  So  where  he  has  exclusive 
possession,  claiming  a  fee  adversely  to  the  owner,  this  satisfies  the  co- 
venants of  seizin  and  a  right  to  convey.  So  where  he  claims  under  a 
deed  from  one  having  no  right  to  convey,  and  enters  under  color,  though 
not  by  virtue,  of  such  deed,  and  acquires  a  seizin  by  disseiziii  of  the  prior 
owner.  But  merely  showing  a  deed  from  a  third  person  is  insufficient 
to  sustain  the  covenant,  without  proving  the  seizin  of  the  latter.(2) 

64.  It  has  been  held  to  be  no  breach  of  this  covenant,  that  the  gran- 
tor owns  a  less  number  of  acres  than  that  described  in  the  deed.(3) 

65.  A  distinction  is  made  between  the  naked  covenant  of  seizvi,  and 
that  of  a  "  perf^ct,  absolute,  and  indefeasable  estate  of  inheritance  in 
fee  simple."  The  latter  covenant  is  broken,  where  the  former  might 
not  be.  So,  where  one  covenants  that  he  has  an  indefeasable  estate  in 
fee  simple,  a  tenancy  by  the  curtesy,  the  tenant  being  in  possession,  is 
a  breach. (4) 

66.  In  Vermont,  the  doctrine  above  stated,  as  to  the  import  of  the 
covenant  of  seizin,  has  been  denied.  Where  one  covenants  that  he  is 
"  lawfully(a)  seized  in  fee,"  a  seizin  by  wrong,  or  of  an  estate  less  than 
a  fee,  is  insufficient.  It  is  also  held,  that  this  covenant  is  not  the  same 
with  that  of  "a  good  right  to  convey."  The  latter  is  a  covenants/or 
title,  and  requires  "  the  very  estate,  in  quantity  and  quality,"  which  is 
agreed  for.(5) 

67.  So,  in' Connecticut,  the  doctrine  adopted  in  Massachusetts^  is  de- 
nied, and  the  covenant  of  seizin  held  to  require  a  laivful  seizin. (6) 

68.  The  covenant  of  seizin  has  reference  to  the  time  of  convey- 
ance.(/j)     No  subsequently  acquired  title  is  a  fulfilment  of  it. 

69.  A  conveys  to  B,  and  B,  not  having  entered  or  recorded  his  deed, 
conveys  to  0,  who  records  his  deed.  B  then  gives  up  his  deed  to  A, 
and  takes  up  the  consideration  notes.  A  then  conveys,  with  covenants, 
to  D,  who  records  his  deed.  Held,  inasmuch  as  D  acquired  a.  para- 
mount title  only  by  the  recording  of  his  deed,  the  covenant  of  seizin,  en- 
tered into  at  the  making  of  the  deed,  was  broken.(7) 

70.  Where  one  covenants  that  he  is  seized  in  fee  simple,  and  has  only 
a  copyhold  in  fee,  the  covenant  is  broken,  and  the  measure  of  damages 
is  the  difference  in  value  of  a  fee  simple  and  a  copyhold.  So,  where  a 
husband  and  wife  convey,  and  the  latter  is  an  infant  and  dies,  it  is  a 
sufficient  breach  of  the  covenant  of  a  right  to  convey,  to  allege  this 
fact,  and  that  her  right  has  descended  to  a  minor  heir,  and  that  the 
estate  is  divested  from  the  plaintiff.(8) 


(1)  Mills  V.  Catlin,  22  Verm.  98. 

(2)  "Waitv.  Maxwell,  5  Pick.  211;  Mars- 
ton  V.  Hobbs,  2  Mass.  433  ;  Bearce  v.  Jack- 
son, 4,  408;  Smith  v.  Stron|2:,  14  Pick.  132 ; 
Baxter  v.  Bradbury,  7  Shopl.  260 ;  Spring  v. 
Chase.  9,  505. 

(3)  Mann  v.  Pearson,  2  John..  37. 

(4)  Smith  V.  Strong,   14  Pick.    132;  Gar- 


field V.  Williams,  2  Verm.  327  ;  Lockwood  v. 
Sturdevant,  6  Conn.  373. 

(5)  Richardson  v.  Dorr,  5  Verm.  19;  2,  327. 

(6)  Mitchell  v.  Warner,  5  Conn.  497. 

(7)  Gilbert  v.  Bulkley,  5  Conn.  2G2 ;  Mor- 
ris V.  Phelps,  5  John.  49. 

(8)  Gray  v.  Briscoe,   Noy,   142 ;  Nash  v. 
Aston,  T.  Jones,  195. 


(a)  No  particular  significancy  is  attached'to  this  word. 

(&)  It  will  be  seen  hereafter,  that  for  this  reason  it  is  not  assignable 
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71.  The  next  covenant  is  that  for  quiet  enjoyment^  whereby  the  gran- 
tor agrees  that  the  grantee  shall  hold  the  land,  undisturbed  by  himself 
or  others.  This  covenant  relates  to  the  possession,  not  the  title,  of  the 
land.  (See  ch.  87,  sec.  2.)  It  does  not  take  effect,  unless  the  grantee  has 
possession.  But  where  there  is  no  other  occupant,  the  deed  itself  gives 
hina  a  sufficient  constructive  possession.  This  covenant  was  formerly 
held  to  embrace  wrongful  as  well  as  lawful  evictions  by  third  persons. 
But  it  is  now  well  settled,  that  a  covenant  for  title  gives  the  grantee  a 
claim  against  the  grantor,  only,  where  the  former  is  disturbed  by  one 
having  a  good  adverse  claim,  unless  tortious  evictions  are  included  by 
express  words.  This  principle  is  founded  upon  the  policy  of  prevent- 
ing any  connivance  between  the  grantee  and  a  stranger  without  title, 
for  the  purpose  of  recovering  damages  from  the  grantor  ;  and  also  upon 
the  consideration,  that  one  wrongfully  disturbed  has  a  remedy  against 
the  wrong-doer.  Thus,  where  a  grantor  covenants  against  the  acts  of 
himself,  and  of  every  other  jyerson  or  j^ersons  tvhomsoever,  and  the  grantee 
is  afterwards  wrongfully  dispossessed  by  public  authority,  for  an  act 
committed  by  the  grantor  before  the  conveyance  ;  no  action  lies  on  the 
covenant.(l)(a) 

72.  But  a  covenant  against  the  acts  of  a  particular  person,  embraces 
wrongful  acts.  So  also  a  covenant  against  all  claims  or  pretended 
claims  to  a  particular  right  in  the  land.  Thus,  where  a  right  of  com- 
mon in  the  land  is  claimed  at  the  time  of  the  lease,  and  the  lessor  cov- 
enants for  quiet  enjoyment  against  all  claiming  or  pretending  to  claim 
any  right  in  the  land ;  the  entry  of  a  person  having  or  pretending  to 
have  a  claim,  time  out  of  mind,  is  a  breach  of  the  covenant.(2) 

73.  A  tortious  entry  by  the  grantor  himself  is  a  breach  of  the  cov- 
enant for  quiet  enjoyment.     But  not  the  grantee's  own  possession.(o) 

7-i.  The  covenant  for  quiet  enjoyment  does  not  extend  to  evictions 
under  rights  which  are  acquired  subsequently  to  the  conveyance ;  as, 
for  instance,  by  the  location  of  a  town  way.  Hence  the  declaration 
must  allege  the  adverse  right  as  existing  at  or  before  the  time  of  the 
grant.(4)  .        .  , 

75.  Upon  a  somewhat  similar  principle,  where  the  corporation  oi  the 
city  of  New  York  conveyed  land  for  the  purposes  of  a  church  and 
cemetery,  and  covenanted  for  quiet  enjoyment,  and  afterwards  were 
empowered  by  the  Legislature  to  prohibit  the  use  of  lands  in  the  city 
for  a  cemetery  by  a  by-law;  which  they  accordingly  did;  it  was  held 
that  this  was  not  a  breach,  but  a  repeal,  of  the  covenant ;  that  the  act 
of  the  city  was  virtually  the  act  of  the  Legislature ;  and  that  the  city 
was  not  liable  to  the  grantees,(5) 

Patton   V.   Kennedy,    1 


(1)  Mountford  v.  Catesby,  Dyer,  328  a; 
Hayes  v.  Biekerstaff,  Vaugh.  122 ;  2  Saun. 
178  a,  n.  8 ;  181  a,  n.  10;  (.'urlis  v.  Deerhig, 
3  Fairf.  501 ;  Dudley  v.  Folliott,  3  T.  R.  584; 
Noble  V.  Smith,  1  H.  Bl.  34 ;  Kelly  v.  Dutch, 
&e.,  2  Hill,  105 ;  St.  John  v.  Palmer,  5  Hill, 
590;  Rantia  v.  Robertson,  2  Strobh.  366; 
Beebe  v.  Swartvvout,  3  Gilni.  162. 

(2)  Chaplain  v.  Southgate,  10  Mod.  384;  2 
Wras.  Saun.  181,  n.  10 ;  Duvall  v.  Craig,  2 


Wheat.   62,    n. 
Marsh.  389. 

(3)  Sedgwick  v.  Hollenback,  7  John.  376 ; 
Beebe  v.  Swartwout,  3  Gilm.  102. 

(4)  Ellis  V.  Welch,  6  Mass.  246;  Story's 
PI.  167  ;  Frost  v.  Ernest,  4  Whart.  85. 

(5)  Corpor'n,  &e.  v.  Mayor,  &c.,  5  Cow.  538; 
Hobson  V.  Middleton,  9  D.  &  R.  247 ;  6  B.  & 
C.  295. 


(a)  The  covenantor  is  not  bound,  whore  the  eviction  may  possibly  be  under  title  derived 
from  the  grantee  himself.     Brookes  v.  Humphreys,  6  Scott,  756. 
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76.  Bat  tlie  elder  title,  to  which  the  covenant  is  restricted,  is  said  to 
mean  merely  a  title  not  derived  from  the  grantee  himself.  Upon  this 
ground,  where  a  mortgage  to  the  plaintiff  was  made  before  a  deed  to  a 
third  person,  but  the  latter  was  first  recorded,  and  the  deed  made  no 
exception  of  the  mortgage ;  the  grantor  was  held  liable  to  the  mortgagee 
upon  the  warranty  in  the  mortgage.(l) 

77.  AYhere  the  adverse  title  is  not  a  paramount  one,  but  the  grantee 
is  precluded  from  disputing  it  by  his  own  acts  and  declarations  ;  he  can 
make  no  claim  on  the  warranty. (2) 

78.  The  next  covenant  is  that  of  general  warranty;  but  this,  in  the 
United  States,  is,  in  fact  and  in  essence,  a  covenant  for  quiet  e!!Jo\'ment. 
It  embraces  an  adverse  possession,  as  well  as  adverse  title.  Thus,  evic- 
tion by  virtue  of  a  term  for  years  is  a  breach.  Otherwise  with  the  cov- 
enant of  seizin. (3) 

79.  The  covenant  of  warrant}^  does  not  imply  that  of  seizin.  In  a 
suit  upon  it,  the  plaintiff  connot  show  that  there  is  no  such  land  as  that 
which  purports  to  be  conveyed. (4) 

bO.  The  next  covenant  is  that  against  incurahrances. 

81.  An  incumbrance,  in  order  to  fall  within  this  covenant,  must  be 
directly  upon  the  land  itself,  or  its  proceeds ;  not  upon  the  value  to  come 
out  of  the  proceeds.  Thus,  in  an  ancient  case,  where  the  covenant  was 
to  acquit  the  party  of  all  charges  issuing  out  of  the  land,  and  a  subse- 
quent statute  gave  to  the  king  a  tenth  of  the  value,  from  the  issues  of 
lands;  this  charge  was  held  not  to  be  within  the  covenant.  It  would 
be  otherwise  with  a  gift  of  the  issues  themselves.(5) 

82.  Covenant  in  a  deed,  that  the  grantee  should  have,  &c.,  quietly, 
&c.,  without  impediment  from  the  grantor  or  others,  and  be  clearly  ac- 
quitted, &c.,  from  all  former  and  other  grants,  &c.,  rents,  rent-charges, 
&c.,  and  incumbrances  whatsoever.  The  land  was  held  of  the  lord  of 
a  manor  under  a  small  quit-rent,  incident  to  the  tenure.  The  grantee 
was  not  molested  for  any  arrears,  due  previous  to  the  covenant.  Held, 
the  quit-rent  was  within  the  covenant.(6) 

83.  A  covenant  for  an  indefeasible  estate,  "without  Q.ny  manner  of  con- 
dition to  alter,  change,  determine,  or  defeat  the  same,"  is  a  covenant 
against  incumbrances,  as  well  as  of  seizin. (7) 

84.  The  next  covenant,  in  England,  is  for  such  further  assurance  as 
the  grantee  or  his  counsel  shall  lawfull}^  and  reasonably  require.  This 
covenant  is  probably  not  very  extensively  used  in  the  United  States.(8) 

85.  Where  the  covenant  is  for  such  assurance  as  counsel  shall  advise, 
the  assurance  must  be  devised  by  counsel,  and  not  by  the  grantee  him- 
self, though  learned  in  the  law.  If  for  such  as  the  obligee's  counsel 
shall  advise;  the  counsel  need  not  communicate  directly  with  the  gran- 
tor, but  may  advise  the  grantee,  and  the  latter  inform  the  grantor  and 
demand  the  performance.  The  covenant  is  not  broken,  till  the  obligee 
presents  a  suitable  instrument  to  the  grantor,  ready  to  be  sealed  by  him. 


(1)  Curtis  V.  Deering,  3  Fairf.  499 ;  Kirby 
V.  Hansaker.  Cro.  Jac.  315. 

(2)  Kelly  v.  Dutch,  &c.,  2  Hill,  105. 

(3)  Emerson  v.  Prop'rs,  &c.,  1  Mass.  467. 
(But  see  Mitchell  v.  Warner,  5  Conn.  522 ;) 
Rickert  v.  Snyder,  9  Wend.  416. 

(4)  Vauderkarri;.  Vanderkarr,  11  John  122. 


(5)  Bro.  AWr.  Grant,  164;  Touch.  167. 

(6)  Hammond  v.  Hill,  Com.  R.  180. 

(7)  Stanard  v.  Eldridge,  16  John.  254. 

(8)  Nelson  v.  Harwood,  3  Call  394; 
Grwynn't;.  Tlioraas,  2  Gill  <&  J.  420 ;  King  v. 
Jones,  5  Taun.  418. 
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The  furtlier  assurance  must  be  reasonable,  and  conform  to  the  nature 
and  purport  of  tlie  original  bargain. (1) 

86.  Covenants  for  title  are  inserted  in  mortgages,  as  well  as  absolute 
deeds  ;  and  it  does  not  appear  that  they  are  to  be  construed  differently 
in  the  one  case  and  in  the  other.(2) 

87.  Wuere  restrictive  and  qualifying  words  are  connected  with  one 
of  several  covenants  for  title,  though  not  with  the  others ;  they  will 
be  extended  to  the  latter  by  implication.  Thus  the  covenant  of  seizin, 
and  a  right  to  convey,  is  qualified  by  a  subsequent  covenant  for  quiet 
enjoyment,  without  let,  &c.,  bi/  the  grantor,  and  persons  claiming  under 
hini.io) 

88.  Covenants  in  a  deed :  1.  That,  notwithstanding  anything  by  him  done, 
the  grantor  was  seized  in  fee;  2.  That  he  had  power  to  sell;  3.  That 
the  land  was  free  of  incumbrances  by  him  or  his  father;  4.  That  the 
grantee  should  enjoy  against  all  claiming  under  the  grantor,  his  father 
and  grandfather.  In  an  action  upon  the  second  covenant,  held,  (North, 
Ch.  J.,  dissent.)  that  the  restriction  of  the  first  covenant  was  equally  ap- 
plicable to  the  second. (4) 

89.  A  grantor  covenanted  that  the  land  contained  600  acres,  and  then 
added  general  covenants  of  title.  Held,  the  latter  covenants  were  re- 
stricted to  the  quantity  of  land  specified.(5) 

90.  Covenant  of  seizin,  (generally,)  and  of  warranty  against  all  claims 
except  those  of  the  lord  of  the  soil.  Held,  the  exception  applied  to  both 
covenants.(6) 

91.  A  deed  warranted  the  estate  to  the  grantee  and  his  heirs  against 
the  grantor  and  his  heirs,  and  proceeded  to  covenant,  that,  notimthstand- 
ing  any  act  done  by  1dm  to  the  contrary,  the  grantor  was  seized  in  fee,  &c., 
and  that  he  had  good  right,  full  power  and  lawful  authority  to  convey, 
&c.,  in  manner  a!orcsaid.  The  grantee,  being  evicted  by  one  not  claim- 
ing under  the  grantor,  brings  an  action  upon  the  last  covenant.  Held, 
this  cither  made  part  of,  or  was  restricted  by,  the  preceding  qualified 
covenants,  and  that  the  defendant  was  liable  only  for  an  eviction  by  him- 
self, or  those  claiming  under  him. (7) 

92.  But  Avhere  grantors  covenanted,  that  for  and  notwithstanding  any 
act,  &c.,  by  them,  or  any,  or  either  of  them  done  to  the  contrary,  they 
had  good  right  to  convey ;  and  also,  that  they  or  some  one  of  them,  for 
and  notwithstanding,  &c.,  had  good  right  and  full  power  to  grant,  &c, ; 
and  also  that  the  grantee  should  enter  and  enjoy  the  land,  without  the 
lawful  let  or  disturbance  of  the  grantors,  &c.,  or  for  or  by  any  other  per- 
son ;  and  that  the  grantee  should  be  kept  harmless  against  all  titles,  &c., 
except  a  certain  rent;  held,  the  covenant  for  quiet  enjoyment  v/as  not 
restricted  by  the  qualification  annexed  to  the  covenant  of  a  right  to 
convey. (8) 

9o.  A  and  B,  grantors,  covenanted  severally  against  their  own  acts  and 


(1)  Rosewcll's  casp,  5  Rop.  19  b  ;  Miller  v. 
Parsons,  9  John.  336;  Higprinbottom's  ease, 
5  Rep.  19  b;  Heron  v.  Treyne,  2  Ld.  Ray. 
750. 

(2;  Lockwood  v.  Slurdevaiit,  6  Conn.  373. 

(3j  Milner  v.  Horton,  McClel.  647  •  Miller  v. 
Heller,  7  S.  &  R.  32  ;  llon^fall  v.  Testar,  1 
Moo.  89  ;  Foord  v.  "Wilson,  2,  592.  But  see 
Howell  V.  Richards,  11  E.  633;    Barton  v. 


Fitzgerald,    15,    530;    Smith  v.   Compton,  3 
Barn.  &  Adol.  189. 

(4)  Gaiusford  v.  Griffith,  1  Saun.  58;  Ner- 
vin  V.  Minins  3  Lev.  46;  Brougliton  v.  Con- 
wa3%  Dyer,  240. 

(5)  Whallon  v.  Kauffinan,  19  John.  97. 
(0)  Cole  V.  llavves,  2  John.  Ca.«.  203. 

(7)  Browning  v.  Wright,  2  B.  k  P.  13. 

(8)  Howell  V.  Richards,  11  E.  633. 
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incumbrances,  and  also  to  warrant  and  delond  against  their  own  acts, 
and  those  of  all  other  persons,  and  to  give  an  equal  indemnity  in  case 
of  eviction.  Held,  these  covenants  were  independent  of  each  other; 
that  no  eviction  or  demand  of  indemnity  was  necessary,  but  a  prior  in- 
cumbrance by  A  and  B  was  sufficient  to  maintain  an  action.(l) 

94.  The  covenants  above  referretl  to  arc  found  contained  in  deeds  of 
yeiieral  warranty.  The  covenants  in  a  deed  of  quit-claim  or  release  arc  of 
a  special  and  qualified  nature.  AVith  regard  to  covenants  o\  the  latter 
description,  the  question  may  often  arise,  whether  an  adverse  claimant, 
asserting  his  title  to  the  land,  falls  within  the  class  against  whose  acts 
the  grantor  has  covenanted. (a) 

95.  A  purchased  lands  to  himself  and  B  his  wife,  and  to  his  heirs  in 
fee  ;  and,  in  a  subsequent  lease  of  them,  covenanted  for  quiet  enjoyment 
against  the  lessor,  &c.,  or  any  other  person  hy  or  through  his  or  their 
means,  title  or  jjrocurement.  B,  after  A's  death,  enters  upon  the  land. 
Held,  a  breach,  because  B's  claim  is  by  means  of  A. (2) 

96,  It  is  said,  that  if  a  tenant  in  tail,  who  purchased  the  estate,  en- 
tered into  a  covenant  in  these  terms,  an  entry  by  the  issue  would  be  a 
breach — the  latter  claiming  by  his  means,  though  not  by  his  title.  But, 
if  the  issue  convey  with  such  a  covenant,  and  their  issue  entei-,  this  is 
no  breach,  because  the  latter  claim  bj^-  descent.  So,  if  tenant  for  life 
covenants  thus,  and  a  remainderman  enters,  it  is  no  breach,  because  the 
latter  claims  by  the  conveyance  creating  the  remainder,  not  by  the 
covenantor.(3) 

97,  A  covenant  against  any  claiming  hy,from  or  under,  the  grantor, 
is  broken  by  a  claim  of  dower" on  the  part  of  his  wife,  who  claims  under 

(1)  Duvall  V.  Craig,  2  "Wheat,  45.  1  v.  Switinerton,  Cro.  Jac.  657. 

(2)  Butler  v.  Swinerton,  Palm.  339  ;  Butler  |      (3)  Palm.  340. 

(a)  Cases  have  also  occurred,  where  a  deed  of  only  the  grantor's  right  and  title,  in  and  to 
the  land,  is  accompanied  by  a  general  warranty;  thus  raising  the  question,  whether  the  for- 
mer or  the  latter  clause  shall  control  the  construction. 

Deed  of  "all  my  right,  title  and  interest  in  and  unto  the  ferry  called,  &c.,  and  the  boat 
which  I  built  and  now  use  in  ci.rrying  on  the  ferry,  and  all  tlie  estate,  land  and  buildings 
standing  thereon,  as  the  same  is  now  occupied  and  improved  by  me,"  with  covenants  of  title, 
general  warrant}',  &c.  Held,  a  conveyance  only  of  the  granlor's  actual  interest,  and  that  the 
covenants  v/ere  restricted  by  the  grant.  Allen  v.  Holton,  20  Pick.  458.  So,  in  case  of  a 
conveyance  of  all  the  grantor's  right,  &c.,  and  describing  the  land  by  metes  and  bounds,  courses 
and  distances.  Sweet  v.  Brown,  12  Met.  115.  But,  in  New  Hampshire,  where  one  gave  a 
deed  of  his  right,  title,  &c.,  with  a  covenant  to  warrant  and  defend  the  premises  against  all 
lawful  claims  arising  under  him ;  held,  the  covenant  applied  to  the  land,  not  merely  to  the 
right  released.  Otherwise,  the  covenant  would  be  nugatory,  having  no  force,  except,  possi- 
bly, in  binding  the  heirs  to  defend  against  a  claim  of  dower.  Loomis  v.  Bedell,  11  X.  H.  74. 
Conveyance,  with  covenants  of  warranty,  by  metes  and  bounds,  "meaning  and  intending 
by  this  deed  to  convey  all  my  right,  title  and' interest  in  and  to,"  the  premises.  Held,  the 
covenants  applied  to  the  land,  not  merely  the  grantor's  interest  in  it.  Hubbard  v.  Aplhorp, 
3  Cnsh.  419. 

Description  in  the  premises  of  a  deed,  as  follows — "  the  following  described  land  in  Col- 
chester— all  the  land  which  I  own  by  virtue  of  a  deed,  dated,  &c.,  recorded,  &c :  being  all 
my  right  and  title  to  the  land,  comprising  iifty  acres  off  of  the  east  end  of  lot  No.  75,  in  said 
town."  The  habendum  was  as  follows :  "  to  have,  &c.,  the  above  granted  and  bargained  pre- 
mises," &c.  ;  and  the  grantor  covenanted,  that  he  was  "seized  of  the  premises  in  lee-sim- 
ple," and  had  good  riglit  to  sell  them,  that  they  were  free  irom  all  incumbrances,  and  that  he 
would  warrant  and  defend  them  against  the  lawful  claims  of  all  persons.  Held,  this  was  a 
conveyance  of  the  land,  not  merely  of  such  title  as  the  grantor  had,  and  that  he  was  liable 
for  breach  of  the  covenants.     Mills  v.  Catlin,  22  Verm.  98. 
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him.     Otherwise,  if  the  claim  were  made  b}'  the  mother  of  the  gran- 

tor.(l) 

98.  A  lessee  assigned  his  lease,  to  have,  &c.,  in  as  ample  a  man- 
ner, to  all  intents,  &;c.,  as  the  assignor  might,  &c.,  with  a  covenant  that 
he  had  a  good  and  lawful  right  to  bargain  and  transfer  the  premises,  as 
above  written,  and  free  from  arrearages  of  rent  and  other  incumbrancer, 
&c.  Held,  the  covenant  applied  only  to  acts  of  the  lessee,  not  to  the 
lessor's  title.(2) 

98  a.  A  deed  made  in  consideration  of  a  discharge  of  his  mortgage  to  a 
second  mortgagee,  having  no  notice  of  the  Urst  mortgage,  to  hold  to  him, 
so  that  neither  the  grantor  nor  his  heirs,  nor  any  person  claiming  from 
or  under  him,  or  them,  should  claim  or  demand  any  right,  &c.,  in  the 
premises;  is  a  covenant  against  incumbrances  previously  made  by  the 
grantor.  And  the  grantee,  on  paying  off  the  first  mortgage,  may  recover 
the  amount  of  the  grantor,  if  not  exceeding  the  sum  due  on  the  note.(3) 

99.  A  claim,  made  by  virtue  of  an  appointment  to  uses,  is  a  claim 
under  the  appointer.-  Hence  such  claim  is  a  breach  of  a  covenant,  in 
a  subsequent  conveyance  by  him,  against  all  persons  claiming  %,/rom, 
or  under  him.{4:) 

100.  If  the  covenant  is  against  all  persons  claiming  by  default  of  the 
grantor,  it  applies  to  a  quit-rent,  due  before  he  took  the  estate,  and 
remaining  unpaid  at  the  time  of  conveyance.(5) 

100  a.  A  covenant  of  warranty  "  against  the  grantor  and  his  heirs, 
and  against  all  and  every  other  person  lawfully  claiming  or  to  claim," 
is  not  broken  by  the  entry  and  occupancy  of  the  commonwealth  in  the 
exercise  of  its  right  of  eminent  domain.(6)  A  release  of  damages  for 
such  entry  and  occupancy,  executed  before  the  conveyance  with  war- 
rant}^, is  not  an  eviction  (7) 

101.  Where  a  purchaser  discovers  a  defect  in  the  title,  he  ma}-  in 
equity  compel  specific  performance  of  the  covenant  for  further  assur- 
ance, if  the  transaction  is  free  from  all  exception.  But,  if  the  convey- 
ance itself  is  void,  this  covenant  is  void  also;  as,  for  instance,  where 
one  covenants  to  stand  seized  to  the  use  of  a  stranger.(8) 

102.  In  addition  to  the  covenants  already  referred  to,  there  are  others, 
of  less  frequent  use,  and  perhaps  for  the  most  part  unknown  in  this 
country,  which  require  brief  notice. 

103.  The  first  of  these  concerns  the  tide  deeds.  Where  a  deed  con- 
tains a  covenant  of  seizin,  the  grantee  is  not  entitled  to  the  title-deeds. 
So,  where  a  vendor  conveys  only  a  portion  of  his  estate,  he  for  his  own 
security  retains  his  title  deeds.  In  such  case,  or  where  for  any  other 
cause  he  retains  them,  he  is  bound  to  covenant  for  their  production,  in 
case  of  necessity.  This  covenant  runs  with  the  land;  but,  if  the  deed 
containing  it  is  not  delivered  to  a  subsequent  purchaser,  the  latter  may 
claim  the  same  covenant  from  his  vendor.(a)     It  is  said,  the  covenant 

(1)  Godl).  333;  Palm.  340.  ]      (6)  Dobbins  v.  Brown,  2  Jones,  75. 

^2)  Knickerbacker   v.    Killtiioro,    9   John.  |      (7)  lb. 
106.     See  Staines  v.  Morris.  1  Yes.  &  B.  S.      I      (8)  4  Cruise,  326;  Johnson  v.  Nott,  1  Vern. 

(3)  Cole  V.  Lee,  30  Maine,  392.  I  271 :  Pree.  in  Cha.  476.     See  Tuitev.  Miller, 

(4)  Hiird  V.  Fletcher,  Doug.  43.  10  Ohio,  382. 

(5)  Howes  V.  Bru.'htield,  3  E.  491.  | 

(a)  III  Vermont  (Anth.  Shep.  5;  1  Verm.  L.  188,  sec.  8,)  grantors  are  required  to  pro- 
cure the  recording  of  title  deeds  unrecorded,  on  the  application  of  subsequent  purchasers, 
under  a  severe  penalty. 
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in  question  runs  with  the  land,  so  long  only  as  a  privity  of  estate  sub- 
sists between  the  owners  of  the  several  estates  to  which  the  deeds 
relate.(l) 

10-i.  Where  a  vendor  retains  the  title  deeds,  and  covenants  for  further 
assurance,  the  purchaser  may  compel  him  to  covenant  for  production 
of  the  deeds.(2) 

105.  Leases  often  contain  a  covenant j'or  reyiewal.  (See  Lease^  Vol.  I.) 
This  may  be  either  to  give  a  single  new  lease,  or  for  perpetual  renewal. 
And  the  latter  object  may  be  effected,  by  a  covenant  to  grant  a  new  lease, 
under  the  same  rents  and  covenants  only  as  in  this  lease^  in  which  case  the 
new  lease  shall  itself  contain  a  repetition  of  the  same  covenant.  Especi- 
ally will  this  construction  be  given,  where,  upon  the  strength  of  the  cove- 
nants, the  lessee  has  made  great  improvements,  In  cases  of  this  kind, 
though  an  action  for  damages  may  be  brought,  a  more  effectual  remedy 
is  a  bill  in  equitj^,  which  will  decree  the  execution  of  a  lease  with  the 
proper  covenants.(3) 

106.  Lease  from  A  to  B  for  three  lives.  B  covenants  to  pay  A,  on 
the  expiration  of  the  first  life,  a  certain  fine,  to  add  one  other  life  to  the 
remaining  two,  and  so  to  continue  the  renewing  this  lease  or  leases, 
pa3dng  to  A,  his  heirs  or  assigns,  the  same  sum  tor  every  life  so  added 
or  renewed  from  time  to  time.  A  covenants  for  himself,  his  heirs,  &c., 
with  B,  his  execut9rs,  &c.,  for  said  sum  to  be  paid  A,  his  heirs,  &c., 
at  A  hall,  or  at  the  place  where  the  hall  now  stands ;  to  execute  one  or 
more  lease  or  leases,  under  the  same  rents  and  covenants  with  these  pre- 
sents; and  to  add  such  life  or  lives  as  shall  be  then  and  there  named 
by  B,  his  executors,  &c.  The  lease  was  twice  renewed,  upon  the  suc- 
cessive expiration  of  two  of  the  lives.  Upon  that  of  the  third,  one  of 
the  renewed  lives  still  continuing,  C,  an  assignee  of  the  lease,  brings  a 
bill  in  equity  against  D,  a  grandson  of  A,  but  only  a  tenant  for  life,  for 
a  renewal  with  the  original  covenants.  Held,  the  true  construction  of 
the  original  lease  was,  a  covenant  for  perpetual  renewal,  and  not  merely 
the  adding  a  life  upon  the  expiration  of  each  original  one;  that  the 
clause  respecting  the  place  of  payment  favored  this  construction,  as  it 
could  not  be  anticipated  that  the  hall  would  be  demolished  in  three 
lives ;  that  the  fine  constituted  a  valuable  consideration,  which  gave 
validity  to  the  covenant,  notwithstanding  its  tendency  to  perpetuity, 
and,  as  A  might  have  sold  the  fee,  so  he  might  charge  it  as  he  pleased  ; 
and  that,  although  the  defendant  was  but  a  tenant  for  life,  and  could 
not  therefore  covenant  for  his  heirs,  he  should  covenant  for  himself  and 
all  claiming  under  him.('l) 

107.  Lease  from  A  to  B,  for  the  lives  of  B  and  two  other  persons,  with 
a  covenant,  that  upon  request  of  B  and  his  heirs,  at  the  decease  of  the 
cestui  que  vie,  or  any  of  them,  to  surrender  the  lease  and  take  a  new  one, 
adding  one  new  life  to  those  in  being,  and  upon  payment  of  a  broad 
piece  of  gold  to  A,  his  heirs,  &c.,  for  every  additional  life,  at  the  ex- 
pense of  B,  A,  his  heirs,  &c.,  would  make  to  B,  his  heirs,  &c,,  a  new 
lease  for  the  lives  of  the  two  persons  named  in  the  former  lease,  who 
should  then  be  living,  and  of  such  other  person  as  B,  his  heirs  or  as- 

(1)  Abbott  V.  Allen,  14  John.  248  ;  Spen- 1      (2)  Pain  v.  Ayers,  2  Sim.  &  St.  533. 
cer's  case,  5  Co.  16  a;  Vyvyan  v.  Arthur,  1        (3J  Bridges  v.   Hitchcock,  5  Bro.  Pari.  6; 
Barn.  &  Cr.  416;  Paul  v.    Nurse,  8,  486  ;  4    (PonsonbyV  Adams,  2  lb.  431  ;)  3  Atk.  Ss! 
Cruise,  326-7  ;  London  Law   Mag.   No.    22,  |      (4)  Furnival  v.  Crew,  3  Atk.  83. 
art.  4. 
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signs,  should  nominate,  in  lieu  of  the  person  named  in  the  prior  lease, 
as  the  same  should  respectively  die,  under  the  above  named  annual 
rent,  and  the  same  covenants  therein  contained.  This  instrument  was 
itself  the  renewal  of  a  lease  made  fifty  years  before,  and  successively 
renewed  with  the  same  clause  of  renewal.  Another  life  having  expired, 
upon  the  question  whether  a  new  lease  should  be  executed  in  the  same 
terms ;  held,  the  parties  by  their  acts  had  given  a  construction  to  the 
instrument,  and  the  clause  in  question  must  be  inserted. (l)(a) 

108.  The  principle,  to  be  derived  from  the  foregoing  series  of  cases, 
seems  to  be  directly  contradicted  b}'  others  of  equal  authoritj',  and  sub- 
sequent in  time  to  those  already  stated.  The  doctrine  of  these  cases  is, 
that  the  courts  lean  against  construing  a  covenant  to  be  for  perpetual 
renewal,  unless  such  intention  is  perfectly  clear.  And  the  same  con- 
struction is  adopted  in  equity  as  at  law.(2) 

109.  A,  having  a  long  term,  leased  it  for  five  years  to  B,  and  cove- 
nanted for  himself  and  his  ancestors  to  renew  this  lease  at  the  same 
rent,  and  on  the  same  covenants^  upon  the  request  of  B,  within  the  term. 
Held,  B  could  not  claim  to  have  a  covenant  for  renewal  in  a  new 
lease.  (3) 

110.  Lease  for  21  j'cars  from  A  to  B,  with  a  covenant  that  A,  at  the 
end  of  the  first  seven  years,  would,  on  the  surrender  of  the  lease,  make 
a  new  one  for  21  years,  at  the  same  rent,  and  with  the  same  covenants 
as  were  reserved  and  contained  in  the  old  lease.  Upon  a  bill  for  spe- 
cific performance  by  B  against  the  executor  of  A,  held,  B  v/as  not  en- 
titled to  a  covenant  of  renewal  ia  the  new  lease,  no  such  intention 
appearing,  and  as  this  construction  would  amount  to  a  conveyance  in 
fee.(4) 

111.  Demise  for  99  years,  if  three  persons,  or  any  of  them,  should 
so  long  live,  with  a  covenant  by  the  lessor  for  himself,  his  heirs  and 
assigns,  (for  a  consideration  in  each  case,)  upon  the  death  of  any  of 
said  lives,  to  add  a  new  life,  or,  upon  the  death  of  two  of  them,  to  add 
two  new  lives;  or,  upon  the  death  of  all  of  them,  to  make  a  new  lease 
for  three  new  lives,  to  be  nominated  by  the  lessee,  his  executors,  ad- 
ministrators or  assigns,  for  the  like  term  as  was  thereby  demised  ;  at 
and  under  the  like  rent,  covenants  and  agreements,  therein" contained. 
The  lives  having  all  expired,  the  lessee  demanded  a  new  lease,  renew- 
able upon  the  dropping  of  three  new  lives,  with  the  same  covenant  for 
renewal  contained  in  the  first  lease.  Held,  the  covenant  bound  the 
lessor  to  grant  a  new  lease  onlj^  on  the  death  of  one  of  the  cestuis  que  vie 
named  ;  that,  after  the  death  of  all  of  them,  no  further  renewal  could 
be  claimed ;  but  only  a  new  lease  for  99  years,  renewable  on  the 
death  of  three  persons  named,  but  without  any  covenant  for  further 
renewal,(5) 

112.  A  lessor  covenanted  to  let  the  premises  to  the  lessee  at  the  end 
of  the  term,  but  for  no  stated  price.     Held,  if  this  were  a  valid  cove- 


(1)  Cooke  V.  Booth,  Cowp.  819. 

(2)  Moore  v.  Fok-y,  6  Ves.  232;  Tritloa  v. 
Foote,  2  Cox,  174 

(3)  Hyde  v.  Skinner,  2  P.  Wms.  196. 

(4)  Davis  V.  Taylor,  kc,  1  Harg.  Jur.  Arg. 


427;  (Tritton  v.  Foote,  2  Bro.  636  ;)  City,  &c. 
V.  WiKbra.  14  Ves.  53 ;  7   E.  237  ;  Moore  v. 
Foley,  6  Ves.  232 ;  Iggulden  v.  May,  9  Ves. 
325  ;   Harg.  Jurid.  Exer.  3,  222. 
(5)  Russel  V.  Darwin,  2  Bro.  C39,  n. 


(a)  The  ground  of  this  decisonwas  strongly  disapproved  in  a  subsequent  case  in  Chancery, 
by  Lord  Alvanley.  Bnytiham  v.  Guy's,  &c.,  3  Ves.  298.  And  in  another  case  by  Lord 
Kldon.     9  Ves.  325  ;  3  liarg.  Jurisd.  Exer.  222. 
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nant,  it  would  not  be  for  ■perpetual  renewal,  but  only  for  a  single  re- 
newal, at  the  end  of  the  term ;  but  further,  that  it  was  void  for  uncer- 
tainty. (1) 

113.  A  lessee  may  forfeit  his  right  of  having  a  renewal  by  an  un- 
reasonable neglect  to  apply  for  it. 

11-1.  Demise  to  A  for  99  years,  if  three  specified  lives  should  so  long 
live,  with  a  covenant  to  renew,  and  a  proviso,  that  if  the  lessee,  his  ex- 
ecutors, &c.,  refused  or  neglected  to  renew,  or  to  make  application 
therein  after  the  death  of  the  first  or  any  of  the  lives  for  two  years,  the 
lease  should  be  void.  Within  a  year  from  the  expiration  of  the  last 
life,  A  applied  for  a  renewal.     Held,  the  right  of  renewal  was  lost.(2) 


CHAPTER   LXXXVII. 

COVENANTS— BREACHES,  DAMAQES,  ETC. 


1.  "What  is  a  breach  of  the  covenants  of  sei- 

zui  and  of  warranty. 
10.  Exceptions  in  South  Carolina,  Ohio,  &c. 
12.  Amount  of  damages. 
29.  Who  may  sue  upon  the  covenants  in  a 

deed ;   covenants,  whether  assignable ; 

jjresent  and  future. 
38.  Intermediate  warrantor,  suit  by. 
41.  Liability  of  executors,  &c. 
47.  Covenant  against  incumbrances  ;  to  what 


it  applies  ;  damages  upon  ;  whether 
assignable,  &c. 

63.  Mutual  bearing  of  covenants  upon  each 
other. 

68.  Grantee,  when  estopped  to  deny  grantor's 
seizin;  re-conveyance,  reciprocal  co- 
venants, &c. 

72.  Incumbrance  assumed  by  grantee. 

75.  Miscellaneous  points  in  relation  to  cove- 
nants. 

82.  Estoppel. 


1.  The  effect  of  the  covenants  in  a  deed  is,  to  give  the  grantee  a 
claim  for  pecuniary  damages  in  case  of  any  defect  in  the  title.  The 
circumstances,  necessary  to  maintain  an  action,  depend  upon  the  par- 
ticular covenant  which  has  been  broken.  The  covenants  of  seizin,  a 
right  to  convey,  &c.,  being  broken  by  the  mere  existence  of  an  adverse 
title,  nothing  further  is  necessary  to  sustain  an  action  for  a  breach, (3)(a) 

2.  On  the  other  hand,  the  covenants  of  warranty  and  for  quiet  en- 
joyment(6)  are  not  broken,  until  the  adverse  title  is  actually  enforced 

(1)  Abeel  v.  Radcliflf,  13  John.  297.  [  421,  430;  Duvall  v.  Craig,  2  Wheat.  62,  n,  c; 

(2)  Baynham  v.  Guy's,  &c.,  3  Ves.  295.  McCarty  v.  Leggett,  3  Hill,  134  ;  Mills  v.  Cat- 

(3)  Bradshaw's  case,  9  Co.  60;  2  Wms.  hn,  22  Verm.  98';  Tarpley  v.  Poage,  2  Texas, 
Saun.  181,  n.  a;  Pollard  v.  Dwight,  4  Cranch,  |  139  ;  Parker  v.  Brown,  15  N.  H.  176. 

(a)  Hence,  in  an  action  upon  a  covenant  of  seizin,  it  is  not  necessary  to  allege  an  eviction. 
Le  Roy  v.  Beard,  8  How.  451. 

So  in  a  suit  on  the  covenant  of  seizin,  or  of  a  right  to  convey,  the  breach  may  be  a.ssigned 
by  negativing  the  words  of  the  covenant.     Floom  v.  Beard,  8  I31ackf.  ?6. 

But  the  assignment  of  a  breach  upon  the  covenant  against  incumbrances  must  set  forth 
the  incumbrance  complained  of.  It  is  not  sufficient  to  allege  that  the  defendant  has  not  kept 
and  performed  his  covenant.     Mills  v.  Catlin,  22  Verm.  98. 

A  plea  of  general  performance  is  insufficient,  in  an  action  on  the  covenant  of  seizin.  The 
plea  should  show  performance,  by  setting  out  a  good  title.     Bird  v.  Smith,  3  Eng.  368. 

(b)  It  is  said,  a  difference  exists  between  an  eviction  under  a  covenant  for  quiet  enjoyment, 
and  one  under  a  covenant  of  warranty.  The  former  covenant  relates  only  to  the  possession, 
and  the  eviction  is  merely  required  to  be  of  lawful  right;  while  the  latter  relates  to  the 
title,  and  the  eviction  must  be  not  only  by  lawful  right,  but  by  paramount  title.  [Per  Ed- 
monds, J.]     Fowler  v.  Poling,  6  Barb.  165.     (See  ch.  86,  sec.  71.) 
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by  actual  entry  or  acknowledgment  of  title,  to  the  injury  of  the  cove- 
nantor.(rt)  It  has  been  said  in  New  Jersey,(l)  that,  to  authorize  a  reco- 
very upon  these  covenants,  there  must  be  a  disturbance  in,  or  depriva- 
tion, or  cessation  of,  the  possession,  by  the  prosecution  and  operation  of 
legal  measures.  In  otlier  words,  there  must  be  an  eviction^  the  technical 
meaning  of  which  is,  dispossession  hy  judgment  of  law.  But  in  Mass- 
achusetts, and  this  is  doubtless  the  prevailing  doctrine,  nothing  more  is 
necessary  to  sustain  an  action  than  an  oij.ster  or  lawful  disturbance  ;  as, 
for  instance,  in  case  of  incumbrance  consisting  in  a  mortgage,  the  entry 
of  the  mortgagee  in  presence  of  witnesses,  for  breach  of  condition  and 
for  the  purpose  of  foreclosure ;  and  such  disturbance  is  also  expressed 
in  popular  language,  which  is  recognized  by  the  courts,  by  the  term 
eviction.  So  if,  at  the  time  of  sale,  there  is  a  paramount  title  and  an  ad- 
verse possession  under  it,  the  holding  out  of  the  purchaser  will  be  equi- 
valent to  an  eviction.  It  is  well  settled,  on  the  one  hand,  that  the 
grantee  may  voluntarily  surrender  the  land  to  a  claimant  having  a 
good  title,(i)  and,  on  the  other,  that  he  may  stand  a  suit  therefor ;  and 
in  both  cases  be  entitled  to  damages,  and  in  the  latter  case  to  the  costs 
of  suit  also,  upon  proving  the  adverse  title  to  be  valid.  The  burden 
of  proof  is  upon  the  grancee  to  show  that  the  adverse  title  was  good, 
unless  a  judgment  have  been  recovered  against  him,  and  he  gave  no- 
tice to  the  grantor  of  the  suit,  so  that  he  might  defend  it;  or  the  judg- 
ment was  obtained  hj  collusion  or  negligence  of  the  purchaser.(c)  In 
case  of  a  judgment,  the  judgment  itself  is  the  best,  but  not,  it  seems, 
the  only  evidence,  in  a  suit  upon  the  covenants.     The  record,  except 

(1)  Stewart  v.  Drake,  4  Halst.  141. 


(a)  So,  Chancery  will  not  enjoin  the  collection  of  a  note  for  the  price  of  land  sold,  on  ac- 
count of  a  defective  title,  unless  there  has  been  an  eviction.  Meadows  v.  Hopkins,  3  Port. 
181.  Allter,  in  case  of  eviction.  Cullum  v.  Branch,  &c.,4  Alab.  (N.  S.)  21.  Chancery  will 
not  enforce  covenants  of  warranty.     Tuite  v.  Miller,  10  Ohio,  382. 

But  wlioro  a  vendee  has  not  been  evicted,  but  discovers  a  partial  failure  of  title  fraudu- 
lently concealed  from  him  by  the  vendor ;  he  is  not  obliged  to  rely  upon  his  covenants,  but 
may  have  relief  in  equity.     Gilpin  v.  Smith,  11  S.  &  M."l09. 

(6)  So  he  may  buy  it  in,  and  claim  on  the  warranty.  Davenport  v.  Bartlett,"  9  Ala.  179. 
See  further.  Hunt  v.  Amidon,  4  Hill,  345  ;  St.  John  v.  Palmer,  5  lb.  599. 

(c)  This  is  in  analogy  to  tlie  ancient  law  of  voucher  in  case  of  warranty.  (Seech.  85.)  In 
Connecticut,  the  practice  is  still  retained  under  the  title  of  voucher.  Notice  is  given  by  a 
prescribed  form  of  process,  which  becomes  part  of  the  record.  If  the  vouchee  does  not  ap- 
pear, the  judgment  proves  tiie  amount  of  damages.  If  he  does  appear  and  defend,  the  judg- 
ment is  strong  evidence,  but  not  conclusive,  or  an  estoppel,  against  him.  The  rule  is  the 
same  where  the  adverse  suit  is  brought  against  tiie  tenant  of  the  grantee,  instead  of  him- 
self Belden  v.  Seymour,  8  Conn  304.  See  Kelly  v.  Dutch.  &c.,  2  Hill,  105.  The  notice 
to  a  warrantor  must  be  unequivocal,  certain  and  "exiilioit.  Paul  v.  Witman,  3  Watts  &  S. 
407.  That  the  general  rule  is  not  adopted  in  South  Carolina,  see  Buckles  v.  Morrison,  1 
Strobh.  443. 

The  purpo.se  of  .such  notice,  is  not  merely  information  that  sucli  an  action  is  pending,  but 
it  is  in  tiie  nature  of  a  prayer  in  aid.  The  warrantor  may  know  of  facts,  or  bo  in  possession 
of  evidence,  not  known  to  the  party  sued,  wliich  would  furnish  the  means  of  a  successful 
defence.     Prop'rs,  &c.  v.  Bullard,  2  Met.  365. 

If  a  covenantee  sues  one  in  po.ssession  and  fails,  the  judgment  against  him  is  no  evidence, 
thouudi,  in  a  suit  against  the  covenantor,  he  was  notitied.     Ferrell  v.  Alder.  S  Humph.  44. 

A  vei-dictiov  plainlili:  in  an  ejectment  suit,  not  followed  hy  a  judgment,  is  not  an  eviction. 
Miller  v.  Avery,  2  Barb.  Ch.  582. 
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in  case  of  notice^  as  above  mentiond,  proves  only  the  fiict  of  eviction, 
not  the  validity  of  the  adverse  title.(l)(a) 

3.  Notice,  unless  appearing  by  the  record,  is  a  question  for  the 
jury,(2) 

4.  Actual  entry  of  the  plaintiff  is  not  necessary  to  constitute  evic- 
tion. His  deed  gives  bim  a  constructive  possession,  which  is  equiva- 
lent to  an  entry.  So,  where  there  is  a  sale  at  auction  under  a  prior 
title,  aiid  the  grantee  is  the  purchaser;  this  is  an  eviction,  without 
actual  dispossession.  The  plaintiff  need  not  allege  or  prove  payment 
of  the  purchase-money.(3) 

5.  In  a  suit  for  dower,  brought  by  the  widow  of  one  who  held  the 
land  before  the  covenantor,  the  covenantee  confessed  judgrnent,  and 
then  filed  a  bill  in  equity,  and  obtained  an  injunction  against  her, 
which  bill  was  dismissed' on  final  hearing,  and  the  widow  recovered 
her  dower  from  the  land.  In  a  suit  upon  the  covenant  against  in- 
cumbrances, held,  it  was  no  defence,  that  the  plaintiff  did  not  appeal'm 
the  former  proceedings.(4) 

6.  The  mere  suing  out  of  a  writ  by  an  adverse  claimant,  and  its  re- 
turn to  court,  are  no  evidence  in  a  suit  upon  the  covenants  of  war- 
ranty. ISTor  a  judgment  between  third  persons,  that  one  of  them  has  a 
title  to  the  land.  Nor  is  a  judgment  in  ejectment  against  the  grantee 
a  sufficient  breach  of  the  covenant  for  quiet  enjoyment.(5) 

7.  Where  there  is  a  mortgage  upon  the  land  granted,  which  is  sold 
by  order  of  court,  and  bought  in  by  the  grantee,  this  does  not  entitle  him 
to  recover  upon  the  covenant  for  quiet  enjoyment.  But,  where  land  con- 
veyed was  subject  to  a  prior  mortgage,  upon  which  the  mortgagee 
brought  a  suit  for  foreclosure,  making  the  grantee  a  party,  and  upon  a 
sale  under  the  decree  of  foreclosure  the  mortgagee  purchased  the  land, 
and  the  decree  ordered  that  the  purchaser  be  let  into  possession,  and 
the  mortgagee  afterwards  offered  to  sell,  and  paid  the  taxes  upon  the 
land  ;  held,  an  eviction.  So,  also,  where  the  adverse  claimant  brings 
trespass  against  the  grantee,  the  title  is  put  in  issue,  a  verdict  rendered 
for  the  plaintiff,  and  the  defendant  surrenders  possession.(6) 


(1)  Wittv  V.  Hightower.  12  S.  &  M.  478; 
Wilson  v.McElwey,  1  Strobh.  65;  Colling- 
wood  V.  Irwin,  3  Watts,  306:  Clarke  v.  Mc- 
Anulty,  3  S.  &  R.  364  ;  Castletoa  v.  Miner,  8 
Verm.'  209 ;  Sprague  v.  Baker,  17  Mass.  590 ; 
Hamilton  v.  Cutts,  4,  349 ;  Ives  v.  Niles.  5 
Watts,  323  ;  Fester  v.  Pierson,  4  T.  E.  617  ; 
Hodgson  V.  E.  I.  Co.,  8,  278 ;  Chapman  v. 
Holmes,  5  Halst.  20;  Feawick  v.  Forrest, 
5  Har.  &  J.  415:  Lee  v.  Cooke,  1  Wasb. 
306 ;  Emerson  v.  Proprs:  &c.,  1  Mass.  464. 
1[See  Carter  v.  Carter.  1  BaL  217;  Bordeaux 
V.  Cave,  lb.  250 ;  Westbrook  v.  McITeillan, 
lb.  259;)  Greenmault  v.  Davis,  4  Hill,  643; 
White  V.  Whitney,  3  Met.  81 ;  Turner  v. 
Agnew,  1  Ohio,  386;  Boothby  v.  Hathaway, 


2  Apple.  251 ;  Looniis  v.  Bedel,  1  N.  H.  74; 
Stewart  v.  West,  2  Har.   336. 

(2)  CoUingwood  v.  Irwin,  3  Watts,  306. 

(3)  Curtis  V.  Deering,  3  Fairf.  499;  St. 
John  V.  Palmer,  5  Hill,  599 ;  Loomis  v.  Bedel, 
11  N.  H.  74;  Pence  v.  Duvall,  9  B.  Mon.  48. 

(4)  Dimond  v.  Billings,  2  Har.  &  Gill.  264 ; 
Lit.  Sel.  Gas.  433. 

(5)  Fenwick  v.   Forrest,  5  Har.  &  J.  414; 

3  Bibb,  174 ;  Emerson  v .  Prop'rs,  &c.,  1 
Mass.  464;  Kerr  v.  Shaw,  13  John.  236; 
Paul  V.  Witraan.  3  Watts  &  S.  407. 

(6)  Waldron  v.  M'Carty,  3  John.  471;  St 
John  V.  Palmer,  5  Hill,  599 ;  Sterling  v. 
Peet,  14  Conn.  245. 


(a)  As  to  iderdifijing  the  land  in  question,  see  Hough  v.  Trouts,  2  Penn.  198. 

A  judgment  in  ejectment  rendered  in  another  State,  under  which  there  is  an  eviction,  i3 
evidence,  in  Georgia,  of  a  breach  of  a  covenant  of  warranty,  unless  impeached  for  fraud  or 
want  of  jurisdiction.     Davis  v.  Smith,  5  Geo.  274. 

An  eviction  must  be  on  a  title  paramount.     lb. 

And  this  is  negatived  by  a  fraudulent  combination  between  a  covenantee  and  the  plaintiff 
in  ejectment,  to  procure  a  judgment  and  eviction.     lb. 
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7  a.  A  covenant  for  quiet  enjoyment  is  broken  by  a  sheriff's  sale, 
under  a  paramount  incumbrance,  although  one  of  the  assignees  of  the 
covenantee  purchases  the  property,  and  there  has  been  no  other 
ouster.(l) 

8.  Where  the  land  warranted  has  been  sold  on  execution  against  the 
grantor,  in  pursuance  of  a  judgment  which  constituted  a  lien  at  the 
time  of  the  conveyance ;  the  covenantee  cannot  sustain  his  action,  by 
proving  a  certain  person  to  be  in  possession,  under  a  grantee.of  the 
execution  purchaser.  He  must  show  a  deed  from  such  grantee  ;  for  the 
mere  possession  might  be  wro7igfid.{2) 

9.  It  has  been  held  in  Connecticut,  that  the  covenants  of  warranty, 
and  for  quiet  enjoyment,  embrace  only  an  adverse  right  to  Icmds  and 
tenements,  not  to  a  mere  liereditament ;  as,  for  instance,  the  right  of 
taking  water  from  the  land  granted.(3)     (See  ch.  86.) 

10.  The  general  rule,  that  eviction  is  necessary  to  sustain  an  action 
upon  the  covenant  of  warranty,  seems  to  have  been  somewhat  departed 
from  in  South  Carolina.  Thus,  where  the  terms  of  the  covenant  are 
"to  warrant  and  for  ever  defend,  &c.,  to  A,  &;c.,  against  every  person, 
lawfully  claiming,  or  to  claim  the  same,  or  any  part  thereof;"  it  is  held, 
partly  on  account  of  the  peculiar  phraseology  used,  that  an  action  lies, 
charging  that  the  grantor,  at  the  time  of  sale,  was  not  the  owner  of  the 
land,  but  it  belonged  to  one  B,  who  then  lawfully  claimed  the  same, 
and  that  the  grantor  refused  to  warrant  the  said  land  against  the  said 
lawful  claim  of  said  B.(4) 

11.  So,  in  Ohio,  it  has  been  intimated,  that  under  a  statute  relating 
to  covenants,  eviction  is  not  necessary  to  sustain  an  action.  But  a 
later  case  decides  to  the  contrar3^  In  the  same  State,  where,  after  judg- 
ment in  ejectment,  the  defendant  avails  himself  of  the  occupying  claim- 
ant law,  under  which  the  case  is  settled,  an  action  lies  upon  the  war- 
ranty, without  eviction.  In  Kentucky,  a  judgment  against  the  grantee 
is  equivalent  to  eviction.  And  in  an  action  by  Tieirs,  an  averment  of 
eviction  under  an  adverse  paramount  title  is  unnecessary.(5) 

12.  Tlie  amount  of  damages  to  be  recovered  depends  upon  the  particu- 
lar covenant  which  is  broken,  and  the  manner  in  which  a  breach  takes 
place.  It  seems  to  be  the  universal  rule,  subject  to  be  varied  only  by 
special  circumstances ;  that,  upon  the  covenants  of  seizin,  &c.,  the  mea- 
sure of  damages  is  the  consideration  paid,  with  interest.(a)     So  estate 


(1)  Brown  v.  Dickerson,  2  Jones,  372. 

(2)  Jenkins  v.  Hopkins,  8  Pick.  349-50. 
•(3)  Mitcliell  V.  Warner,  5  Conn.  497. 

(4)  Mackey  ?;.  Collins,  2  Nott  &  M'C.  186. 

(5)  Day  v.  Brown,  2  Ohio,  346;  Hanson t;. 


Buckner,  4  Dana,  254 ;  Robinson  v.  M'Neil, 
3,  525  ;  King  v.  Kerr,  5,  156;  Pence  v.  Du- 
vall,  9  B.  Mon.  48;  Glenn  v.  Thistle,  23 
Miss.  42. 


(a)  But  where  the  grantor  was  not  seized  at  the  time  of  conveyance,  but  afterwards  be- 
came so,  and  the  grantee  thereby  acquired  a  title  by  estoppel,  under  the  covenants  of  war- 
ranty ;  held,  he  could  not  retain  the  land,  and  still  recover  back  the  consideration,  upon  the 
covenant  of  seizin.     Baxter  v   Bradbury,  7  Siiepl.  2G0. 

The  subsequent  seizin  of  the  grantor,  of  a  pint  of  the  land,  reduces  the  damages  ;;;o  tanto. 
Cornell  v.  Jackson,  3  Cush.  506. 

"Where  the  grantee  of  a  large  tract  was  evicted  from  a  portion,  to  which  he  subsequently 
received  a  good  title  from  his  grantor,  he  was  held  entitled  to  compensation  for  the  actual 
injury  to  the  premises  by  the  adverse  claimant,  and,  having  given  a  bond  for  tiio  purchase- 
money,  to  a  deduction  of  tlie  interest  on  the  sum  paid  fur  the  land  during  the  period  between 
his  eviction  and  the  restoration  of  his  title.     Singleton  v.  Allen,  2  Strobh.  Eq.  166. 
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having  ever  passed  to  the  grantee,  the  value  of  the  land  does  notcoine 
at  all  in  question.  In  case  of  an  incumbrance,  the  damages  will,  in 
general,  be  the  sum  paid  for  removing  it,  whether  before  suit  com- 
menced upon  the  covenant,  or  after;  or,  if  not  removed,  they  will  be 
merely  nominal. («)  The  consideration  paid  for  the  deed  is  immaterial. 
If  the  amount  of  incumbrance  exceed  the  value  of  the  property  or 
price  paid,  the  latter  is  the  measure  of  damages.  As  to  the  amount  of 
damages  upon  the  covenants  of  warranty,  &c.,  the  rale  is  variously 
settled  in  different  States.  In  general,  it  is  the  consideration  paid, (5) 
with  interest.  But  in  Massachusetts,  Connecticut  and  Maine,  and  for- 
merly in  South  Carolina,  (though  the  rule  is  now  changed,)  the  value 
of  the  land  at  the  time  of  eviction,  with  interest.  In  Pennsylvania, 
the  price  paid,  with  interest  from  the  time  of  ceasing  to  receive  the 
profits.(l) 

18.  In  Virginia,  the  earlier  cases  regard  the  value  as  the  correct 
standard.  But,  in  a  later  case,  the  prior  decisions  are  reviewed,  and, 
so  far  as  they  favor  this  doctrine,  overruled,  and  the  value  of  the  land 
at  the  time  of  the  warranty  established  as  the  measure  of  damages,  both 
in  law  and  equity.  (Coalter,  J.,  dissented.)  In  a  subsequent  case(2) 
the  question  seems  to  be  still  left  open,  between  the  consideration  paid, 
and  the  value  of  the  land  at  the  time  of  warranty.(3)(c) 


(1)  Rickort  v.  Snyder,  9  Wend.  416  ;  Dim- 
mick  V.  Loekvvood,  10,  142;  Adm'r.  &c.  v. 
M'Coy,  .S  Ohio,  218 ;  lb.  525  ;  Stout  v.  Jack- 
son, 2  Rand.  132 ;  Kingu.  Kerr,  5  Ohio,  156; 
Thuelkeld  v.  Fitzhugh,  2  Leigh,  451 ;  Davis 
V.  Hall,  2  Bibb..  590  ;  Garrison  v.  Sand  lord, 
7  HaLst.  263  ;  Inues  v.  Agnew,  1  Ohio,  389; 
Big.  Dig.  260-1  ;  Lei3angwell  v.  Ehiott,  8 
Pick.  455;  10,  204;  Wetmore  v.  Green,  11, 
464 ;  Curtis  v.  Dearing,  3  Fairf.  499  ;  Tapley 
V.  Labeaume,  1  Misso.  552  ;  Martin  v.  Long, 
3  lb.  391  ;  Cannell  v.  McLean,  6  Har.  &  J. 
297  ;  Henning  v.  Withers,  2  Tred.  Con.  584: 
Ware  v.  Weathnall,  2  McGord,  413;  S.  C.  St. 
1824 ;  Searaore  v.  Harlan,  3  Dana,  415 ; 
Buckmaster  v.  Gruudy,  1  Scam.  312;  Kelly 


V.  Dutch,  &c.,  2  Hill,  105 ;  Spring  v.  Chase,  9 
Shepl.  505  ;  Patterson  v.  Stewart,  6  Watts  & 
S.  527  ;  Sterling  v.  Peet,  14  Conn.  245  ;  Nor- 
ton V.  Babcock,  2  Met.  510 ;  White  v.  Whit- 
ney, 3,  81 ;  Brooks  v.  Moody,  20  Pick.  474; 
Earle  v.  Middleton,  1  Cheves,  127  ;  Brown  v. 
Dickerson,  12  Penns.  372;  Copeland  v.  Cope- 
land,  30  Maine,  446;  Streeter  v.  Henley,  1 
Smith,  187  ;  Henderson  v.  Henderson,  13 
Miss.  181 ;  Bircher  v.  Watkins.  13  Mis.  521. 

(2)  Nelson  v.  Matthews,  2  Hen.  &  M.  177; 
Mills  V.  Bell,  3  Call,  322  ;  Stout  v.  Jackson,  2 
Rand.  132  ;  Thuelkeld  v.  Fitzhugh,  2  Leigh, 
451. 

(3)  Swett  V.  Patrick,  3  Fairf.  9 ;  Leffing- 
well  V.  Elliott,  10  Pick.  204 ;  8,  455. 


If  the  grantor  was  not  seized- of  a  part  of  the  land,  the  measure  of  damages  is  the  propor- 
tion of  the  value  of  this  part  to  the  whole.     Cornell  v.  Jackson,  3  Cush.  506.     (See  sec.  16.) 

In  New  Hampshire,  the  measure  of  damages  is  the  value  of  the  premises  at  the  time  of 
delivery  of  the  deed.     Parker  v.  Brown,  15  N.  H.  176. 

(a)  If  the  grantor  has  previously  mortgaged  the  land,  for  an  indemnity  against  a  certain 
liability,  the  grantee  cannot  recover  the  amount  of  such  liability,  till  he  has  discharged  it. 
Comings  v.  Little,  24  Pick.  266. 

The  diminished  value  of  an  estate,  by  rea.son  of  an  incumbrance  upon  it,  is  not  the  measure 
of  damages,  unless  the  purchase  was  made  for  tlio  purpose  of  a  resale,  willi  the  knowledge 
of  the  grantor.     Batchelder  v.  Sturgis,  3  Cush,  201.  ■ 

The  sum  paid  to  extinguish  outstanding  incumbrances  will  not  be  allowed  as  a  set-off  m 
an  action  for  the  purchase-money,  nor  under  the  pica  of  failure  of  consideration.  Colo  v. 
Justice,  8  Ala.  793. 

(b)  Sometimes  spoken  of  as  the  value  of  the  land.  But  this  is  measured  by  the  considera- 
tion. 4  Kent,  475.  If  the  grantee  buys  in  the  adverse  title,  the  damages  are  the  sum  paid, 
witli  an  allowance  for  his  cost  and  trouble.     11  N.  TI.  74. 

(c)  Upon  a  bond  to  convey  land,  the  measure  of  damages  for  a  breach  is  the  value  of  the 
land  at  tlie  time  of  contract,  not  the  consideration  to  be  paid.  6  Har.  &  J.  297.  In  Ohi(^ 
the  rule  of  damages,  on  a  covenant  of  warranty,  is  the  actual  loss  sustained,  to  be  ascertained 
under  the  occupying  claimant  law.  King  v.  Kerr,  5  Ohio,  156.  See  Wilson  v.  Tappan,  6 
lb.  172.     Where  an  action  is  founded  upon  both  the  covenants  of  seizin  and  warranty,  the 
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14:.  It  has  been  already  stated,  that  the  grantee  is  not  bound,  though 
he  has  a  right  to  surrender  the  Land  without  suit.  Hence  the  damages 
shall  include  the  costs  and  counsel  fees,  incurred  in  the  suit  of  the 
adverse  claimant  against  him;  but  not  counsel  fees,  where. the  land 
was  given  up  without  suit,  nor  the  costs  of  a  suit  brought  by  an  as- 
signee of  the  plaintiff  upon  his,  the  plaintiff's  own  covenants.(a)  He 
may  recover  for  his  trouble  and  incidental  expenses. 

15.  A  grantee  may  recover  money  paid  to  extinguish  the  adverse 
title,  whether  before  or  after  commencement  of  suit.(i) 

16.  Where  eviction  is  from  only  part  of  the  land,  the  jury  ma^'^  either 
give  damages  for  such  part,  or  for  the  whole,  and  thereby  rescind  the 
contract.(2)     (See  p.  407,  n.) 

17.  In  an  action  upon  the  covenant  of  seizin,  the  defendant  may 
show  that  nothing  was  in  fact  paid  for  the  particular  land  in  question, 
or  that  it  was  included  by  mistake.  So,  where  the  land  conveyed  con- 
sists of  two  portions,  with  a  separate  price  for  each,  he  may  prove,  to 
reduce  the  damages,  that  the  title  failed  to  only  one  portion.  So,  it 
may  be  proved,  that  the  consideration  was  greater  than  is  stated  in  the 
deed.  So,  if  the  grantor  h:id  a  life  estate,  the  value  of  such  estate  shall 
be  deducted  from  the  damages.  But,  in  a  suit  brought  by  an  assignee, 
the  consideration  expressed  in  the  deed  cannot  be  disputed.(3) 

18.  Where,  in  Connecticut,  the  covenant  of  seizin  is  broken  by  a 
mortgage  upon  the  land,  the  measure  of  damages  is  the  amount  of  the 
mortgage.(4) 

19.  In  an  action  upon  the  covenant  of  seizin,  it  seems,  the  defendant 
may  claim  allowance  for  the  profits  of  the  land  received  by  the  plain- 
tiff, and  for  which  an  action  is  barred  by  lapse  of  time.(5) 

20.  If  the  grantee  retains  possession  of  the  land  long  enough  to  give 
him  a  good  title  by  lapse  of  time,  merely  nominal  damages  shall  be  re- 
covered upon  the  covenant  of  seizin.     So,  in  New  York,  only  six  years' 


(1)  Leffingwell  v.  Elliott,  10  Pick.  204;  8, 
455. 

(2)  Liber  v.  Parsons,  1  Bay,  19. 

(3j  Barnes  v.  Learned,  5  N.  H.  265 ;  Guth- 
rie V.  Pugsley,  12  John.  126;  Morse  v.  Shat- 
tuck,  4  N.  H.  229 ;  Ela  v.  Card,  2,  175;  Har- 


low V.  Thomas,  15  Pick,  66  ;  Leland  v.  Stone, 
10  Mass.  459  ;  Belden  v.  Seymour,  8  Conn. 
304;  Lockwood  v.  Sturdevant,  6  Conn.  373; 
Greenvault  v.  Davis,  4  Hill,  643. 

(4)  Gilbert  v.  Bulkley,  5  Conn.  262. 

(5)  Whiting  v.  Dewey,  15  Pick.  428. 


plaintiff  may  elect  to  take  judgment  on  either,  and  recover  damages  accordingly.  14  Conn. 
245. 

On  the  covenant  for  quiet  enjoyment,  in. case  of  sheriil''s  sale  upon  a  paramount  incum- 
brance, the  measure  oC  damages  is  the  price  paid  at  the  sale,  or  the  value  when  the  cove- 
nant was  entered  into.     Brown  v.  Dickerson,  12  Penu.  372. 

A  purchaser  legally  evicted,  and  who  re-purchases  the  property  from  the  evictor,  holds 
under  a  new  title ;  and  the  price  last  paid  is  not  the  measure  of  damages  in  a  suit  upon  the 
warrantj'.     Martin  v.  Atkinson,  7  Geo.  228. 

Interest  is  generally  allowed,  because  the  adverse  claimant  has  a  remedy  for  mesne  profits. 
But  when  he  has  no-such  claim,  it  will  not  be  allowed.    Thompson  v.  Jones,  11  B.  Mon.  365^. 

Where  tlie  purchaser  enjoyed  the  land  until  a  title  was  acquired  by  a  subsequent  patent, 
under  whicli  iio  was  evicted ;  held,  he  should  bo  allowed  interest  oniy  from  the  date  of  the 
patent.     Kyle  v.  Fauntloroy,  9  B  Mon.  620. 

(a)  It  has  been  intimated,  that,  in  order  to  recover  the  costs,  &c.,  incurred  in  a  prior  suit, 
the  present  defendant  must  have  been  notified.  3  Fairf  9.  "Where  a  lessee  covenants  to 
repair,  and  underlets,  with  a  promise  of  indemnity  by  the  sub-tenant ;  the  latter  is  not  bound 
to  pay  the  costs  of  a  suit  against  the  former  upon  such  covepaut.  Walker  v.  Hatton,  lO- 
Mees.  &  W.  249;  Penlay  v.  Walts,  7,  GOl. 
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interest  is  recoverable,  the  covenantee  being  answerable  for  the  profits 
of  the  land  only  for  this  length  of  time.(l)(a) 

21.  It  is  no  mitigation  of  damages  in  an  action  upon  the  covenant  of 
seizin,  that  the  plaintiff  has  exercised  acts  of  ownership  upon  the  land 
— as  by  cutting  timber  ;  for  he  is  liable  for  such  acts  to  the  true 
owner.(2) 

22.  The  rule  of  damages  above  stated  applies  to  a  lessee  as  well  as  a 
grantee  in  fee.  Upon  the  covenant  for  quiet  enjoyment,  (in  New  York,) 
he  can  recover  only  nominal  damages,  with  no  allowance  for  improve- 
ments, unless  he  paid  a  consideration.  But  it  is  intimated,  that  an  ac- 
tion on  the  case  might  lie.  In  case  of  fraud,  with  regard  to  incum- 
brances, this  action  would  clearly  lie.(3) 

23.  Wliere  a  grantee  is  evicted  under  a  claim  of  dower,  the  measure 
of  damages  is  the  present  value  of  an  annuity,  equal  to  the  interest  of 
one-third  of  the  consideration  paid,  for  the  probable  duration  of  the  life 
of  the  dowress.(4:) 

23  a.  Where  the  plaintiff  proves  an  outstanding  life  estate,  as  a  breach 
of  the  covenant  of  seizin,  and  gives  evidence  as  to  the  age  and  general 
state  of  health  of  the  tenant  for  life,  and  the  annual  value  of  the  pre- 
mises ;  the  court  may  legally  allow  Dr.  Wigglesworth's  tables  for  es- 
timating life  estates  to  be  used  by  the  jury,  in  computing  the  damages, 
under  proper  instructions  as  to  the  use  of  them.(5) 

24.  WhfcTe  a  grantee  is  evicted,  he  shall  recover  as  damages  the  nom- 
inal pecuniary  consideration,  although  it  was  paid  in  property  extra- 
vagantly estimated.(6) 

25.  But,  where  an  adverse  title  is  extinguished  for  a  nominal  sum, 
this  is  the  measure  of  damages.(7) 

26.  Where  a  suit  is  brought  in  one  State  upon  covenants  in  a  deed 
of  land  lying  in  another,  the  damages  will  be  assessed  according  to  the 
law  of  the  former  State.(8) 

27.  In  Pennsylvania,  under  the  implied  covenant  arising  from  the 
words  grant,  &q.,  the  grantee  may  recover  nominal  damages  on  account 
of  a  mortgage  upon  the  land,  though  not  due  at  the  commencement  of 
suit.  If  fhe' declaration  allege  that  the  land  is  of  less  value  on  account 
of  the  mortgage,  less  saleable,  and  that  it  has  been  sold  by  legal  process 
for  a  smalle'r  sum,  the  plaintiff  may  recover  the  amount  of  the  mort- 
gage.(9) 

28.  Where  a  sheriff  conveys  an  equity  sold  on  execution,  he  cove- 
nants only  for  the  legal  regularity  of  his  own  proceedings.  For  breach 
of  such  covenant,  the  measW  of  damages  is  the  consideration  paid  and 


(1)  Garfield  v.  Williams,  2  Verm.  327; 
Caulkins  v.  Harris,  9  John.  324. 

(2)  Catlin  V.  Hnrlburl,  3  Verm.  403. 

(3)  Kinney  v.  Watts,  14  Wend.  38 ;  Rick- 
ert  V.  Snyder,  9  Wend.  416;  Dimmick  v. 
Lockwood,  10,  142. 

(4)  Wager  v.  Schuyler,  1  Wend.  553. 


(5)  Mills  V.  Catlin,  22  Verm.  98. 

(6)  Taylor  v.  Knox,  1  Dana,  396. 

(7)  Leffingwell  v.  Elliott,  10  Pick.  204  ;   8, 
455. 

(8)  Smith  V.  Strong,  14  Pick.  128.     (See 
Stout  V.Jackson,  2  Rand.  171.) 

(9)  Funk  V.  Voneida,  11  S.  &  R.  109. 


(a)  It  is  held,  in  Maine,  that  nominal  damages  only  are  recovered  upon  this  covenant, 
where,  after  action  commenced,  the  defendant  has  gained  a  good  title  ;  because  it  enures  to 
the  benefit  of  tlie  plaintiff",  by  estoppel.  Baxter  v.  Bradbury,  S.  J.  C.  Maine,  June  1841 ; 
Law  Rep.  Oct.  1841,  p.  231.  .In  New  York,  this  circumstance  is  held  to  be  no  legal  bar  to 
the  action,  but  probably  a  ground  for  mitigation  of  damages.  Whether  the  plaintiff",  in  reply, 
may  show  that  he  has  "failed  to  sell  the  land  advantageously,  through  defect  of  title,  qu.? 
McCarty  v.  Leggett,  3  Hill,  134. 
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interest.  But,  if  the  purchaser  holds  a  second  execution,  in  satisfaction 
of  which  the  surplus  proceeds  of  sale  are  applied,  the  measure  of  dama- 
ges is  the  value  of  the  equity,  not  the  sum  bid  and  stated  in  the  deed.(l) 

2^.  It  is  laid  down  generally,  by  many  English  authorities,  that  the 
covenants  for  title  are  real;  that  they  pass  to  all  persons  claiming  under 
the  grantee,  and  charge  the  assigns,  heirs,  executors,  &c.,  of  the  grantor, 
whether  the  conveyance  be  a  deed  at  common  law,  or  under  the  statute 
of  uses.  So  an  assignee  in  law  may  sue  upon  a  covenant ;  as,  for  in- 
stance, an  execution  purchaser.(2)  Upon  this  subject,  however,  the 
following  important  distinction  is  now  well  established. 

30.  Covenants  are  present  or  future.  Of  the  former  class  are  the 
covenants  of  seizin,  and  a  right  to  convey  ;  of  the  latter,  those  of  war- 
ranty and  for  quiet  enjoyment.  The  latter  alone  are,  strictly  speaking, 
real  covenants,  the  characteristic  of  which  is,  that  they  are  assignable  with 
the  land.  The  covenants  of  seizin,  &c.,  are  personal  to  the  first  grantee, 
because,  if  broken  at  all,  it  is  at  the  time  of  the  first  conveyance,  and 
they  have  become  cJwses  in  action,  not  assignable.  Hence,  in  an  action 
upon  them,  no  allegation  of  eviction  is  necessary.  So,  after  a  nominal 
transfer  of  the  land,  the  first  grantee  may  still  sue  upon  these  covenants. 
Nor  does  this  involve  the  inconvenience  of  having  the  land  vested  in 
one  person,  and  the  covenants  in  another ;  because  it  is  the  necessary 
consequence  of  a  breach  of  them,  that  nothing  passed  to  the  first  gran- 
tee, and  of  course  he  can  convey  nothing.(3)(a) 

81.  In  Massachusetts,  if  the  grantor  were  disseized,  an  assignee  can- 
not sue  either  upon  the  covenant  of  seizin,  or  of  warranty. (i)  So,  in 
Ohio  and  New  York,  where  a  grantor  is  in  actual  possession,  his  cov- 
enants of  seizin  and  of  right  to  convey  are  real,  and  attach  to  and 
run  with  the  land ;  but,  if  he  is  not  in  actual  possession,  either  in  fact 
or  in  law,  the  covenants  are  in  proisenii,  and  personal,  and  no  one  can 
maintain  an  action  on  their  breach,  but  the  grantee.(l:) 

32.  Upon  the  principle  above  stated,  the  covenant  of  seizin,  upon 
the  grantee's  death,  passes  to  his  executors,  not  to  his  heirs.(5)(c) 

(1)  Wade  V.  Merriatn,  11  Pick.  280. 

(2)  Spencer's  case,  5  Co.  17  b;  Walker's 
case,  3,  22  ;  Micldlemore  ».  Goodale,  Cro.  Car. 
503 ;  Derisley  v.  Custance,  4  T.  R.  75  ;  Spen- 
cer V.  Boyes,  4  Ves.  370 ;  M 'Grady  v.  Bris- 
bane, 1  M'Cord,  104;  Willard  v.  Tillman,  2 
HUl,  274. 

(3)  Donnell  v.  Thompson,  1  Fairf.  174; 
Wetmore  V.  Green,  11  Pick.  464;  Bartholo- 
mew V.  Candee,  14  Pick.  167  ;  La  Roy  v. 
Beard,  8  How.  451;  Catlin  v.  Hurlbcrt,  3 
Verm.  403  ;  Shep.  Touch.  170  ;  Bradshaw's 
case,  9  Rep.  60 ;  Chapman  v.  Holmes.  5 
Halst.  20,  29;  Big.  Dig.   87;  4  Kent,   251; 


Lewes  v.  Ridge,  Cro.  Eliz.  863  ;  Clark  v.  Red- 
man, 1  Blac.  380 ;  Lant  v.  Norris,  1  Burr. 
289;  Mitchell  v.  Warner,  5  Conn.  497; 
Claunch  v.  Allen,  12  Ala.  159;  Adm'r.  &c.  v. 
M'Coy,  3  Ohio,  211:  Bickford  v.  Paige,  2 
Mass.  455;  Wheeloek  v.  Thayer,  16  Pick. 
68  ;  Griffin  v.  Pairbrother,  1  Fairf.  91 ;  Logan 
V.  Moulder,  1  Ark.  323  ;  Chase  v.  Weston,  12 
N.  H.  413;  Cornell  v.  Jackson,  3  Cush.  506; 
Ross  V.  Turner,  2  Eng.  132. 

(4)  Bartholomew  v.  Candee,  14  Pick.  167  ; 
Devoro  v.  Sunderland,  17  Ohio,  52  ;  Fowler 
V.  Polling,  2  Barb.  300. 

(5)  Hamilton  v.  Wilson,  4  John.  72. 


(a)  On  the  same  principle,  the  assignee  ot  a  covenant  running  with  the  land  cannot  main- 
tain an  action  for  a  breach,  which  occurs  before  tlio  assignment ;  such  breach  being  a  chose 
in  action,  not  running  with  the  land.     Sheltou  v.  Codman,  3  Cush.  318. 

(h)  But  acts  of  ownership  in  land  may  bo  such  as  to  give  a  title  in  reference  to  third  per- 
BOns,  though  not  sufficiont  for  a  dig.seizin  of  the  true  owner.  Hence,  if  A,  the  occupant, 
convey  with  warranty  to  B,  and  B  to  C,  C  may  sue  A  upon  his  covenant.  It  runs  with  the 
land.     Slater  v.  llawson,  6  Met.  439. 

(c)  So,  the  executor  must  sue  for  a  breach  of  warranty.  Beddoe  v.  Wadsworlh,  21  Wend. 
120.  But  where  land,  sold  on  the  warranty,  descends  to  the  heirs  of  tho  grantee,  they 
have  the  right  of  action  for  a  breach.     Perce  v.  Duvall,  9  B.  Mou.  48. 
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33.  The  above  is,  undoubtedly,  the  prevailing  rule  of  law.  The 
principle,  that  a  ^:)/-e5en^  covenant  is  not  assignable,  must  be  considered 
as  resting  upon  solid  foundations,  and  as  the  well  established  rule  in 
this  country.  But,  it  is  held,  in  a  modern  English  case,  that  though 
the  covenant  of  seizin  is  broken,  if  at  all,  at  the  making,  yet  the  breach 
is  a  continuing  one,  and  an  assignee  may  sue.  Thus,  a  devisee,  though 
not  an  executor,  may  sue  upon  the  covenant  of  seizin.(l) 

34.  As  to  the  right  of  an  assignee  to  sue  upon  a  covenant  for  title, 
it  was  contended  in  South  Carohna,  (1818,)  that  no  such  action  would 
lie,  for  want  of  irrivity.  Cheves,  J.,  remarked,  that  the  action  was  a  per- 
fectstranger  in  the  courts  of  that  State ;  and  that  the  English  authorities 
upon  the  subject  were  obscure,  from  failing  to  discriminate  exactly  be- 
tween the  common  law  and  the  statute  of  Henry  YIII.  _  None  of  them, 
however,  go  so  far  as  to  say,  that  at  common  law  an  assignee  could  not 
sue  upon  a  covenant  running  with  the  land.  The  statute  is  intended 
to  benefit  only  the  assignee  of  a  reversion,  and  appears  to  apply  only  to 
leasehold  estates.(2) 

35.  One  merely  entering,  and  claiming  title  to  land,  cannot  sue  upon 
covenants  made  to  a  prior  occupant.     He  must  prove  a  title  by  deed.(3) 

36.  It  has  been  held,  in  Vermont,  that  where  a  grantee,  after  transfer- 
ring the  land,  saes  upon  the  covenant  of  seizin,  the  court  will  stay  exe- 
cution, till  he  lodges  a  discharge  or  quit-claim,  from  the  assignee.(4)(a) 

37.  An  assignee  may  sue  upon  the  original  warranty,  though  he  re- 
ceived no  covenant  from  his  immediate  grantor.(5) 

38.  An  assignee  may  sue  any  one  or  more  of  the  prior  grantors, 
upon  the  covenants,  and  have  several  judgments,  though  but  one  satis- 
faction.(6)  On  the  other  hand,  an  action  will  lie  not  only  against,  but 
in  favor  of,  distinct  and  successive  parties  to  a  covenant  of  warranty. 
The  assignor,  or  original  grantee  may  sue,  as  well  as  the  assignee. 
What  is  necessary  to  authorize  such  suit  seems  somewhat  doubtful. 

39.  Where  the  original  grantee,  or  his  assignee,  has  transferred  the 
land,  not  absolutely,  but  by  a  mortgage,  he  may  maintain  an  action 
upon  the  Avarranty  ;  but  the  amount  of  the  mortgage  shall  be  deduct- 
ed from  his  damages,  because  the  mortgagee  may  himself  bring  a  suit 
for  this  amount.  But,  if  the  plaintiff  take  up  the  mortgage  at  any  time 
before  judgment,  he  may  have  full  damages.(7)(&) 

40.  Where  the  first  grantee  has  assigned  the  estate  absolutely,  it  is 
held,  in  New  York  and  Connecticut,  that  he  must  show  a  damage  to 
himself,  by  first  making  satisfaction  upon  his  own  covenant  to  the  par- 
ty evicted,  upon  the  same  principle  by  which  the  indorser  of  a  note 
can  sue  a  prior  indorser,  only  after  he  has  himself  taken  it  up.  But,  in 
Massachusetts,  it  seems  sufl&cient  to  allege  that  the  assignor  is  himself 


(1)  Kingdon  v.  Nottle,  4  M.  &  S.  53. 

(2)  M'Crady  v.   Brisbane,  1   Nott  &  M'C. 
104. 

(3)  Beardsley  v.  Knight,  4  Verm.  471. 


(4)  Catlin  v.  Hurlbert,  3  Verm.  403. 

(5)  De  Chanmoiit  v.  Forsythe,  2  Penn.  507. 

(6)  Chase  v.  Weston,  12  N.  H.  413. 

(7)  Tufts  V.  Adams,  8  Pick.  547. 


(a)  So,  in  Maine,  since  tlie  Rev.  Sts.  c.  115,  sees.  16,  17,  the  right  of  action  upon  the  COV' 
enants  of  seizin,  and  a  right  to  convey,  passes  to  an  assignee.  Prescott  v.  Hobbs,  30 
Maine,  345. 

But  the  assignee  must  file  at  the  first  term,  for  the  use  of  his  grantor,  a  release  of  the  cov- 
enants in  his  deed.     lb. 

(6)  Wliere  the  covenant  of  warranty  is  contained  in  a  deed  of  mortgage,  the  measure  of 
damages  is  the  mortgage  debt.     Curtis  v.  Deering,  3  Pairf!  499. 
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answerable  to  the  assignee.  And  the  same  doctrine  was  former!}^  held 
in  New  York.  In  New  Hampshire,  he  must  have  done  this,  or  ob- 
tained a  release  of  the  covenant.(l)(a)     {Supra,  ch.  86,  sec.  51.) 

40  a.  A  subsequent  grantee  of  a  portion  of  the  land,  may  maintain  an 
action,  upon  the  covenant  of  warranty  in  the  original  deed.  And  the 
measure  of  damages  is  the  proportional  part  of  the  purchase-money. (2)(&) 

41.  In  New  Jersey,  upon  a  covenant  by  one  "  for  himself  and  his 
heirs,"  that  he  will  warrant,  &c.,  to  the  vendee,  "  his  heirs  and  assigns," 
the  executors  of  the  vendor  are  liable  to  an  assignee  of  the  vendee.(3) 

42.  In  Massachusetts,  if  an  administrator  sell  land  of  the  intestate 
for  payment  of  debts  under  a  license,  and  covenant  for  the  title,  though 
as  administrator,  he  is  personally  bound  by  the  covenants.(c)  So,  where 
he  covenants  for  himself,  and  the  heirs  of  the  intestate,  he  alone  is 
bound.(4) 

43.  In  Ohio,  where  executors  covenant  to  warrant  and  defend,  "  as 
executors  are  bound  by  law  to  do,"  this  is  not  a  personal  covenant.(5)(c?) 

44.  Executors  are  liable  for  rent  reserved  upon  a  grant  in  fee,  if  ex- 
pressly bound,  though  the  land  passes  to  heirs.(6) 

45.  The  administrator  of  a  lessee  is  an  assignee  within  the  terms  lieirs 
and  assigns,  and  liable  upon  the  covenants  of  the  lease  ;  especially  if  he 
enter  and  occupy. (7) 


(1)  Kino-don  v.  Nottle,  1  M.  &  S.  355:  4, 
53 ;  Withy  v.  Mumford,  5  Cow.  137  ;  Mark- 
land  V.  Clump,  1  Dev.  &  Bat.  94 ;  King  v. 
Kerr,  5  Ohio,  156 ;  Boott  v.  Starr,  1  Conn. 
244 ;  Niles  v.  Sawtell,  7  Mass.  444 ;  Kane  v. 
Sanger,  14  Jolm.  89  ;  Claunch  v.  Allen,  12 
Ala.  159  ;  Chase  v.  Weston,   12  N.  H.  413. 

(2)  Dougherty  v.  Duvall,  9  B.  Mon.  57. 

(3)  Chapman  v.  Holmes,  5  Halst.  20  ; 
Townsend  v.  Morris,  6  Cow.  123.  (See  Lee 
V.  Cooke,  1  Wash.  306.) 


(4)  Sumner  v.  Williams,  8  Mass.  162;  Cas- 
well V.  Wendell,  4  lb.  108  :  Duvall  v.  Craig, 
2  Wheat.  45;  Marvin  t;.  Stone,  2  Cow.  781; 
Mitchell  V.  Hazen,  4  Conn.  495.  See  Worthy 
V.  Johnson,  8  Geo.  236. 

(5)  Day  v.  Brown,  2  Ohio,  346. 

(6)  Van  Renssalaer  v.  Platner,  2  John. 
Cas.  17. 

(7)  Montague  v.  Smith,  13  Mass.  396. 


(a)  A  deed  being  given,  containing  the  covenant  of  seizin,  and  a  mortgage  of  other  prop- 
erty to  secure  this  covenant ;  the  purchaser  made  a  mortgage  of  the  laud  absolutely  convey- 
ed to  him,  and  it  was  sold  under  a  decree  for  foreclosure,  and  passed  to  successive  purchasers. 
Held,  the  administrator  of  the  covenantee  could  not  maintain  a  suit  iu  Chancery  upon  the 
covenant.     Ward  v.  Grayson,  9  Dana,  287. 

If  a  mortgagor,  or  his  assignee,  conveys  with  warranty,  he  is  no  longer  entitled  to  redeem, 
nor  is  the  grantee  bound  to  redeem.  And  if  the  mortgage  is  foreclosed,  the  measure  of  dam- 
ages, in  an  action  by  such  grantee  on  the  warranty,  is  the  value  of  the  land  at  the  time  of 
the  eviction,  with  interest  from  that  time,  including  the  value  of  improvements,  which  the 
grantee  may  have  made  since  th'.-  taking  of  the  deed.     Elder  v.  True,  32  Maine,  104. 

A  mortgagor  cannot  maintain  an  action  on  the  covenants  of  warranty  in  his  conveyance, 
while  the  debt  secured  by  tlie  mortgagee  is  unpaid,  as  the  mortgagee  is  legal  owner.  Mc- 
Goodwin  V.  Stephenson,  11  B.  Mon.  21. 

(&)  In  an  action  for  breach  of  covenants  in  a  deed,  the  pleading  set  forth,  and  issue  was 
joined  on  a  failure  of  title  in  the  whole  of  the  premises,  and  a  general  verdict  returned  for 
the  plaintiff,  but  the  breach  proved  was  as  to  part  only.  Held,  the  verdict  was  erroneous, 
and  the  court  refused  to  amend  it  from  the  judge's  notes,  so  as  to  make  it  apply  only  to  a  part. 
Parker  v.  Brown,  5  N.  H.  176. 

(c)  So,  wliero  a  guardian  covenants,  as  such,  for  the  seizin  of  the  deceased  penson.  and  his 
own  seizin,  in  right  of  tlieuninor;  he  is  personally  liable.     Whiting  v.  Dewey,  15  Pick.  428. 

{d)  A  grandfather,  in  consideration  of  natural  love  and  affection,  executed  a  deed  to  his 
grandchildren,  which  contained  a  covenant,  that  the  grantor  was  seized  of  a  good  and  inde- 
feasible estate  of  inheritance,  in  the  premises  conveyed,  free  and  clear  of  all  incumbrance. 
The  premises  were  subject  to  a  mortgage,  executed  by  a  previous  owner.  Held,  the  gran- 
tees could  not  maintain  an  action  against  the  executors  of  the  grantor,  to  compel  them  to 
pay  off  that  mortgage,  out  of  the  assets  of  their  testator.  Duvoll  v.  Wilson,  9  Barb. 
487. 
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46.  An  administrator  is  liable,  npon  tlie  covenant  for  quiet  enjoy- 
ment, for  damages  incurred  since,  as  well  as  before,  the  death  of  the 
intestate.(l) 

47.  AVith  regard  to  the  covenant  against  incumbrances,  the  general 
principles  of  law  have  been  already  stated.  There  are  peculiarities, 
however,  connected  with  this  covenant,  which  require  special  notice. 

48.  It  is  said,  equity  will  compel  a  vendor  to  remove  an  incum- 
brance upon  the  land.  Whether,  by  merely  calling  upon  the  grantor 
to  do  so,  the  grantee  entitles  himself  to  recover  full  damages,  qu.i^) 

49.  The  most  common  class  of  incumbrances,  are  those  which  consist 
in  a  mere  charge  or  Uen  upon  the  land,  not  interfering  immediately  with 
the  grantee's  possession,  and  which  he  can  remove  or  extinguish  by 
pajdng  their  delinite  pecuniary  value.(a)  In  respect  to  these,  the  mea- 
sure of  damages,  and  the  acts  necessary  to  sustain  an  action,  are  as 
above  stated,  (sees.  2, 12.)  Bat  there  are  incumbrances  of  another  kind, 
to  which  the  rule  mentioned  is,  from  the  nature  of  the  case,  inapplica- 
ble, which  do  interfere  with  the  possession  of,  and  cannot  be  removed 
by  the  grantee.  Such  are  subsisting  easements  in  or  upon  the  land;  as, 
for  instance,  a  liigliway.     In  these  cases,  the  mere  existence  of  the  in- 

(1)  Hovey  y.  Nowton,  11  Pick.  421.  I      (2)  4  Kent,  476;    Funk  v.  Voneida,  11  S. 

&  R.  109. 


(a)  Such  is  dower,  wliich  is  an  incumbrance,  though  but  incJwate,  not  a  mere  possibility  or 
contingency.  Porter  v.  Noyes,  2  Greenl.  22;  Jenks  v.  Ward,  4  Met.  484  ;  Shearer  v.  Ranger, 
23  Pick.  28.3.  But  see  Fuller  v.  Wright,  18  Pick.  403.  Where,  by  the  terms  of  a  lease 
it  is  covenanted  that  the  land  is  suliject  to  the  payment  of  a  certain  semper  annum,  and  no 
more,  it  is  no  breach  thnt  there  was,  at  the  time,  a  right  of  dower  in  the  land,  which  after- 
wards became  an  incumbrance  to  the  extent  of  the  annual  value  of  such  dower.  Blair  v. 
Rankin,  1 1  Mis.  440. 

An  action  cannot  be  sustained  upon  a  coveYiant  of  tvarranty,  on  the  ground  that  a  claim 
of  dower  lins  been  set  up,  and  a  gross  sum  assigned  in  full  of  dower;  the  decree  to  be  en- 
forced by  execution,  but  not  constituting  any  charge  upon  the  land.  Johnson  v.  Nyce,  17 
Ohio,  66. 

In  an  action  upon  the  covenant  against  incumbrances,  it  is  not  sufficient  for  tlie  plaintiff 
to  sliow  that  he  has  been  compelled  lo  pay  a  gross  sum  to  free  the  premises  from  dower; 
but  he  must  show  that  the  dower  has  been  assigned,  according  to  the  statute,  either  by  set- 
ting oft'  by  metes  and  bounds,  or  by  assigning  it  as  of  the  rents  and  profits.  Nyce  v.  Obertz, 
17  Ohio,  71. 

So  the  grantor  may  show  that  the  land  embraced  in  his  deed  was  not  subject  to  the  dower 
allotted  out  of  it.     Enos  v.  Smith,  7  S.  &  M.  85. 

A,  by  deed,  sold  land  in  fee  toB,  with  warranty.  B  made  a  similar  conveyance  and  war- 
ranty to  C.  After  C  went  into  possession,  dower  was  assigned  out  of  the  premises,  in  favor 
of  the  widow  of  A"s  grantor.  Held  that  C,  as  assignee  of  A'  s  covenant,  might  maintain  ..fin 
action  against  A,  notwithstanding  the  record  failed  to  show  a  wi-it  of  possession  in  behalf 
of  the  dowager.     Leary  v.  Durham,  4  Geo.  593.     See  Barnett  v.  Gaines.  8  Ala.  373. 

It  has  been  held,  in  Ohio,  that  where  a  deed  contained  covenants  of  lawful  litle,  a  right 
to  convey,  and  of  warranty,  there  being  a  subsisting  right,  but  no  assignment  of  dower,  at 
the  time;  and  the  grantee  was  afterwards  obliged  to  pay  an  annuity  in  lieu  of  dower;  the 
covenants  were  not  broken.  Tuite  v.  Miller,  10  Ohio,  382.  See  Clark  v.  Perry,  30  Maine, 
148. 

So  a  mortgage  is  an  incumbrance.  Bean  v.  M:iyo,  5  Greenl.  94.  And  an  attachment. 
Thus,  where  A,  having  an  attaclmient  upon  certain  land,  caused  it  to  be  set  off  on  ex- 
ecution, and  then  conveyed  it  to  B,  with  a  covenant  against  incumbrances;  and  C,  who 
had  made  a  second  attaciiment,  caused  the  debtor's  right  of  redeeming  from  A  to  be  sold  on 
execution,  the  officer  giving  a  deed  thereof;  held,  the  second  attaciiment  was  an  in- 
cumbrance, for  which  A  was  liable  to  B  upon  Iiis  covenant.     Norton  v.  Bal)Cock,  2  Met.  510. 

IS^  a  judgment,  constituting  a  lien  upon  land,  has  been  paid,  it  is  no  longer  an  incumbrance, 
though  satisfaction  has  not  been  entered  on  the  docket.     Espy  v.  Anderson,  2  Harr.  308. 
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cumbrance  is  a  good  cause  of  action,  and  the  measure  of  dan:iages  is  the 
amount  of  injury  or  inconvenience  thereby  caused  to  the  grantee.(l)(a) 

50.  It  has  been  doubted,  in  New  York,  whether  a  highway  is  an  in- 
cumbrance. But,  in  Massachusetts  and  Connecticut,  it  is  held  to  be 
one.  The  effect  of  a  highway,  in  increasing  the  value  of  the  land,  is 
undoubtedly  a  proper  subject  of  consideration. (2) 

51.  A  pre-existing  right  to  take  water  from  the  land  is,  it  seems,  an 
incumbrance.(8)(i) 

52.  There  seems  to  be  still  another  and  intermediate  class  of  incum- 
brances, which  are  governed  by  still  another  rule  of  law,  with  regard 
to  damages.  This  is  where  an  incumbrance  becomes  changed  into  a  title 
adverse  and  indefeasible.  In  such  case,  the  plaintiff  shall  recover  the 
consideration  paid.  He  has  no  power  to  pay  off  the  incumbrance,  nor 
to  enter  upon  the  land ;  and  it  would  be  idle  to  require  him  to  pur- 
chase it,  in  onler  to  sue  upon  the  covenant  against  incumbrances.  The 
case  would  be  one  of  eviction,  except  that  the  grantee  never  had  posses- 
sion. An  instance,  illustrative  of  these  remarks,  is  that  of  a  judgment, 
constituting  a  lien  upon  the  land  at  the  time  of  conveyance,  and  after- 
wards consummated  by  an  execution  sale. (4:)(c) 

58.  Where  there  is  a  mortgage  upon  the  land,  and  the  mortgagee 
demands  possession  or  payment  of  the  covenantee,  and  threatens  a  suit ; 
this  is  a  breach  of  the  covenants  to  defend,  and  for  quiet  enjoyment; 
and  an  action  lies  thereupon,  if  the  covenantee  pay  the  mortgage, 
though  he  does  not  previously  yield  possession.  But,  if  he  pay  it  with- 
out previous  demand,  his  only  remedy  is  upon  the  covenant  against 
incumbrances.(5) 

54.  Where,  by  reason  of  an  antecedent  mortgage,  the  grantee  is 
evicted,  or  the  whole  premises  are  absorbed  in  the  discharge  of  the 
mortgage  debt;  the  damages  are  the  same,  as  in  case  of  eviction  by 
reason  of  a  total  want  or  failure  of  title  in  the  orantor,  x\lthou2"h  the 
grantee  has  the  power,  he  is  under  no  obligation,  to  discharge  the  in- 
cumbrance, for  less  than  the  value  of  the  land.  The  grantor  is  bound 
to  do  it.(6) 

55.  But  it  is  held,  in  Massachusetts,  that  where  the  grantee  is  evicted 
under  a  mortgage,  the  value  of  the  land  is  not  the  measure  of  damages, 


(1)  Hubbard  v.  Norton,  10  Conn.  422; 
Prescottii.  Trueraan,  4  Mass.  630;  Harlow  v. 
Tlioraas,  15  Pick.  66  ;  Pritchard  v.  Atkinson, 
3  N.  H.  335 ;  Jarvis  v.  Buttrick,  1  Met.  480  ; 
Herriek  v.  Moore,  1  Appl.  313. 

(2)  Wliitbeck  v.  Cooke,  15  John.  483 ; 
Hubbard  v.  Norton,  10  Conn.  422. 


(3)  Mitchell  v.  Warner,  5  Conn.  497. 

(4)  Jenkins  v.  Hopkins,  8  Pick.  349-50  ; 
Duvall  V.  Craig,  2  Wheat.  45. 

(5)  Sprague  v.  Baker,  17  Mass.  586. 

(6)  Waldo  V.  Long,  7  John.  173;  Bennet 
V.  Ex'rs.  &c.,  13  John.  50;  Stewart  v.  Drake, 
4  Halst.  142. 


(a)  In  Maine  it  seems  to  be  held,  that  where  the  incumbrance  is  a  claim  of  dower,  after 
extinguishing  it,  an  action  lies  upon  the  warrimty.     Doniiell  v.  Thompson.  1  Fairf.  170. 

{b)  But,  where  A  gave  to  B  a  deed  of  land  "  through  which  tlio  water  from  the  mill 
passes,"  with  a  covenant  against  incumbrances,  tlie  mill-owner  has  liio  right  to  cleanse  the 
natural  channel,  and  remove  obstructions  to  tlie  flow  of  water  from  the  mill;  and  an  entry 
for  tins  purpose  is  no  breach  of  covenant.     Prescott  v.  William.s,  5  Met.  429. 

(c)  Ou  the  other  hand,  where  one  who  has  levied  an  execution  upon  land  conveys  it  with  a 
covenant  against  incumbrances,  and  the  judgment  debtor  redeems;  this  is  an  eviction,  and 
the  measure  of  damages  is  the  value  of  the  land  at  the  time  of  eviction,  including  permanent 
buildings,  erected  either  by  grantor  or  grantee,  unless  tliey  are  such  astiie  debtor  was  bound 
to  pay  lor  on  redeeming.  So  also  where  the  grantee  extinguishes  the  incumbrance  by  pay- 
ment of  money.     Norton  v.  Babcock,  2  Met.  510, 
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because  the  plaintiff"  may  redeem  ;  and  he  might  do  it,  even  after  re- 
covering full  damages,  which  would  give  him  a  double  remed3\(l) 

56.  A  grantor  covenants  to  "indemnify  the  grantee  from  all  demands, 
dues  and  damages,  which  might  happen,  &c.,  on  account  of  a  mortgage," 
&c.  Held,  a  covenant  for  quiet  enjoyment  against  the  mortgagee,  and 
that  eviction  was  necessary  to  an  action. (2) 

57.  Another  important  question  as  to  the  covenant  against  incum- 
brances is,  whether  the  principle  that  an  assignee  cannot  sue  in  his  own 
name  applies  to  this  covenant.  This  seems  to  be  rather  a  doubtful 
point.(o.)  If  there  is  a  subsisting  incumbrance  at  the  time  of  the  origi- 
nal conve3^auce,  this  is  a  breach  of  the  covenant  in  question,  and  it  would 
seem,  therefore,  like  the  covenant  of  seizin,  not  to  pass  to  an  assignee. 
But,  on  the  other  hand,  although  a  grantee  may  immediately  maintain 
an  action  for  breach  of  this  covenant,  he  can  recover  only  nominal 
damages,  unless  he  has  either  removed  the  incumbrance,  or  been  dis- 
turbed b}^  the  part}'-  who  holds  it.  It  follows,  that  sach  removal  or 
eviction  is  the  real  and  substantial  cause  of  action,  although  in  form  it 
goes  only  to  the  amount  of  damages  ;  and  if  this  cause  of  action,  there- 
fore, arise  after  an  assignee  acquires  the  estate,  although  the  incum- 
brance existed  before,  it  would  seem  that  he  might  sue,  as  upon  the 
covenant  of  warranty,  in  his  own  name. 

58.  It  is  held,  in  Vermont,  that  the  plaintiff  may  recover  the  amount 
paid  to  extinguish  an  incumbrance,  though  it  be  paid  after  the  suit  is 
commenced. (3) 

59.  In  Connecticut,  the  covenant  in  question  is  not  assignable.  Hence 
it  is  not  affected  by  a  release  of  all  covenants,  made  by  an  assignee  of 
the  land.(-i) 

60.  In  Xew  Jersey,  it  is  held,  that  the  covenant  against  incumbrances 
is  broken,  by  any  subsisting  incumbrance,  at  the  time  of  making  it ; 
and  that  the  right  of  action  thereupon  cannot  be  assigned,  either  at 
common  lavf,  or  b}'  statute.  Hence  the  covenantee  himself,  after  selling 
the  land,  may  maintain  an  action  upon  this  covenant.  This  case  is 
compared  to  that  of  a  horse,  which  is  injured,  and  afterwards  sold. 
For  such  injury  the  seller  has,  and  the  buyer  has  not,  a  right  of  action. 
It  is  said,  that  in  New  Jersey  the  covenant  against  incumbrances  is  not 
a  distinct  covenant,  but  part  of  the  covenant  of  a  right  to  convey  ;  the 
language  being,  "  the  right  and  power  to  convey,  free  and  clear^'' 
&c. ;  and  that,  for  this  reason,  the  English  doctrines  upon  the  subject 
are  not  applicable  in  that  State.  In  England,  the  covenant  in  question 
XA  future.(p){b) 

61.  In  South  Carolina,  it  is  held,  that  the  covenant  against  incum- 
brances does  pass  to  an  assignee,  so  that  he  can  maintain  an  action 
thereupon,  where  the  incumbrance,  though  existing  at  the  time  of  the 
original  deed,  is  not  enforced  till  after  the  conveyance  to  the  plaintifF.(6) 

(1)  Tufts  w.  Adams,  8  Pick.  547.  (5)  Garrison   v.  Sandford,    7   Halst.    261; 

(2)  Van  Slyck  v.  Kirnhal,  8  Jolm.  198.  Cliapman  v.  Holmes,  5,  20. 

(3)  Potter  V.  Taylor,  G  Verm.  676.  (6)  M'Crady  v.  Brisbane,  1  Nott  &  M'Cord 

(4)  Davis  V.  Lyman,  6  Conn.  240.     (2  Jus-    104. 
tices  dissent.)  j 


(a)  Chancellor  Kent  states,  generally,  that  it  does.     4  Kent,  470-1. 
{l})  Probably,  it  is  in  general  the  case  in  this  country,  that  the  covenant  in  question  is  a 
distinct  covenant. 
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62.  In  Massachusetts,  the  doctrine  upon  this  subject  has  heretofore 
been  somewhat  unsettled.  It  has  been  distinctly  decided,  that  the  cov- 
enant in  question  is  assignable,  because  the  breach  contmues^  and  the  dam- 
ages are  enlarged.  But  in  a  much  later  case,  it  is  as  distinctly  stated, 
(and  the  point  was  directly  in  question,  though  not  the  most  material 
one  in  the  case,)  that  this  covenant  is  not  assignable  ;  and  this  principle 
has,  in  a  still  more  recent  decision,  been  finally  established  as  the  rule 
of  law ;  and  the  right  of  action  upon  such  covenant  therefore  limited 
to  twenty  years /rom  the  making  of  the  deed.[\) 

68.  With  regard  to  the  mutual  bearing  of  the  covenants  in  a  deed 
upon  each  other,  where  the  grantor  had  no  good  title  when  he  convey- 
ed, and  the  grantee  had  no  possession  under  the  deed,  the  cause  of 
action  is  substantially  upon  the  covenant  of  seizin,  though  the  suit  is 
nominally  brought  upon  the  covenant  of  warranty.  Hence  an  assignee 
cannot  sue  upon  the  latter  covenant.  The  defendant  is  not  estopped  to 
set  up  this  defence.(2) 

61.  It  is  said,  that  where  the  same  count  in  the  declaration  alleges  a 
breach  of  the  covenant  of  seizin,  and  that  of  warranty  also,  the  count  is 
felo  de  se.(3) 

Qb.  The  assignee  of  a  grantee  brings  an  action  against  the  grantor 
upon  the  covenant  of  warranty.  Plea,  that  the  defendant  was  not  seized 
at  the  time  of  conveyance,  and  so  the  covenant  of  seizin  was  broken. 
The  plaintiff  takes  issue  upon  this  plea.  Held,  he  might  have  replied 
an  estoppel,  but,  not  having  done  it,  the  jury  might  find  the  truth. (4)(a) 

QQ.  Declaration,  upon  a  sipecial  warranty.  Breach,  that  the  defendant 
had  no  right  to  sell  and  convey.     Held,  a  bad  declaration. (5) 

67.  Land  granted  to  the  plaintitT  being  incumbered  with  a  claim  of 
dower,  before  any  damage  arising  to  him  from  this  claim,  he  brings  an 
action  upon  the  covenant  against  incumbrances.  Afterwards,  having 
extinguished  the  claim,  he  sues  upon  the  ^v•arranty.  Held,  the  former 
suit  was  no  bar  to  the  latter.(6) 

67  a.  A  deed  with  covenants  of  seizin,  warrant}?-,  and  against  incum- 
brances, contained  a  condition  that  the  covenants  of  warranty  and 
against  incumbrances  should  be  restricted  to  a  specific  portion  of  the 
land.     Held,  the  covenant  of  seizin  was  not  thus  restricted. (7) 

68.  The  question  has  sometimes  arisen,  whether  a  plaintiff  is  estopped 
by  some  prior  transaction  from  denying  the  defendant's  seizin.  A 
claimed  land  under  the  S  patent,  and  B  the  same  land  under  the  K  pa- 
tent. A  took  a  release  from  B,  with  a  covenant  of  seizin.  Held,  A 
could  not  allege,  as  a  ground  of  action,  that  the  land  did  not  lie  in  K, 


(1)  Sprague  v.  Baker,  1.7  Mass.  586  ;  Tufts 
V.  Adams.  8  Pick.  549  ;  Clark  v.  Swift.  3  Met. 
380.  Otlierwise,  in  Maine.  Rev.  St.  499  ; 
Ante,  sec.  40,  n. 

(2)  Stout  V  Jackson,  2  Rand.  173  ;  Slater  v. 
Rawson,  1  Met.  450 ;  Wiieelock  v.  Thayer, 
16  Pick.  G8. 


(3)  Swett  V.  Patrick,  2  Fairf  179;  Hacker 
Storer,  8  G-rcenl.  228. 

(4)  Biirtbolomew  V.  Candee,  14  Pick.  167. 

(5)  Griffin  u.  Fairbrotlier,  1  Fairf  91. 

(6)  Doniiell  v.  Thompson,  1  Fairf.  170. 

(7)  Cornell  v.  Jackson,  3  Cush.  506. 


(a)  An  assifinee  may  sue  upon  the  covenant  of  warranty,  though  the  grantor  i,ad  no  title 
to  the  land,  if  possession  has  been  taken  under  the  deed.  Beddoe  v.  Wadsvvorth,  21 
Wend.   120. 

If  a  deed  be  void,  the  grantee  cannot  recover  upon  the  warranty.  But  if  tlie  deed  was 
made  by  mistake  as  to  the  interests  of  parties,  he  may  recover  back  the  purchase-money. 
Muudy  V.  Vawter,  3  Gratt.  518. 
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or  that  B  was  not  seized  by  reason  of  A's  prior  seizin  under  the  S  pa- 
tent, which  Avas  the  older  one.(l) 

69.  The  plaintiff  brings  a  suit  upon  the  covenant  of  seizin  and  a 
right  to  convey  in  a  deed  to  him.  It  was  proved  that  the  defendant, 
b3^  a  prior  deed,  conveyed  the  land  to  the  plaintiff,  described  as  "all 
the  lands,  &c.,  devised  to  me  by  A,  being  all  I  own  in  the  State  of 
New  York."  On  this  deed  was  indorsed  an  unacknowledged  deed  of 
the  plaintiff,  reciting,  that  whereas  the  defendant  had  made  another 
deed  of  the  land,  to  be  delivered  to  the  plaintiff  upon  his  assigning  this 
conveyance  to  the  defendant,  he  hereby  re-assigns  and  conveys  the 
premises  to  the  defendant  and  his  heirs.  Held,  the  deed  last  named 
did  not  estop  the  plaintiff  to  deny  the  defendant's  seizin  and  right  to 
convey. (2) 

70.  Where  a  grantee,  whose  deed  states  a  consideration,  reconveys 
to  his  grantor,  (instead  of  conveying  to  a  third  person,)  with  the  same 
covenants  made  to  himself,  and  the  original  grantor  is  evicted  by  a  title 
paramount  to  that  which  he  convej'ed  ;  he  can  maintain  no  action  upon 
the  covenants  in  the  second  deed,  nor  can  he  prove  by  parol  evidence 
that  he  first  purchased  the  land  as  agent  for  the  grantee,  and  as  such 
conveyed  to  him  without  consideration. (3) 

71.  But,  where  A  conveys  to  B,  and  B  concurrently  mortgages  back 
to  A,  both  deeds  containing  covenants,  B  may  have  an  action  upon  the 
covenant  against  incumbrances.  The  mortgagee  is  not  e^topped^  because 
B  may  have  removed  the  adverse  title  before  mortgaging.  For  the 
same  reason,  his  action  is  not  barred  upon  the  ground  of  preventing  a 
circuity  of  action.  In  these  points  of  view,  the  two  deeds  are  regarded 
not  as  concurrent,  but  successive.  The  mortgage  is  no  bar  to  B's  suit,  for 
the  additional  reason,  that  the  covenant  in  question  is  not  assignable, 
and  therefore  did  not  pass  back  to  A.(4)(a) 

71  a.  If,  in  an  action  on  the  covenant  of  seizin,  the  plaintiff's  plead- 
ings set  forth,  and  the  verdict  finds,  that  the  defendant  had  no  seizin  in 
fee  in,   or  title  to,    any   of  the  premises,   and  judgment  is  rendered 


(1)  Fitch  V.  Baldwin,  17  John.  161. 

(2)  Smith  V.  Strong,  14  Pick.  128. 


(3)  Evdeth  v.  Croucli,  15  Mass.  307, 
Stevens  v.  Winship,  1  Pick.  318.) 

(4)  Hubbard  v.  Norton,  10  Conn.  422. 


(See 


(a)  But  it  has  been  held  in  New  York,  that  where  A  conveys  to  B  with  covenants,  and  B 
to  C,  taking  a  mortgage  back,  C  cannot  release  the  covenants  of  A,  not  having  seizin.  Kane 
V.  Sanger,  14  John.  89.  Conveyance,  from  A  to  B,  with  covenants.  B  gives  bond  to  recon- 
vey  on  demand,  and  in  the  meantime  allow  A  to  enjoy  the  land.  Held,  B  could  not  sue 
upon  the  covenants.  Hatcli  v.  Kimball,  2  Shepl.  9.  Upon  the  covenant  against  incum- 
brances in  a  deed  of  mortgage,  only  nominal  damages  are  recovered.  Randall  v.  Mallett,  2 
Shepl.  51. 

A  takes  a  deed  from  B,  giving  a  mortgage  back.  Both  deeds  contain  the  covenant  against 
incumbrances.  A  brings  an  action  against  one  who  used  a  highway  which  passed  over  the 
land,  upon  B's  representation  that  it  was  not  a  legal  road ;  but  fails  in  the  suit.  Held,  A 
might  bring  an  action  against  B  upon  his  covenant,  the  mortgage  not  constituting  a  rebutter, 
and  might  recover  the  costs  of  the  other  suit.     Haynes  v.  Stevens,  11  N.  H.  28. 

"Where  A  conveys  to  B,  with  covenant  of  seizin,  and  B  reconveys  to  A  without  covenant, 
B  may.  notwithstanding,  recover  against  A  for  a  breach.  Bank,  Ac.  v.  M«rsereau,  3  Barb 
Ch.  528. 

A  conveyed  to  B,  with  covenants  of  seizin  and  warranty,  and  B,  at  the  same  time,  mort- 
gaged to  A,  by  a  deed  containing  the  same  covenants.  A  was  not  seized  of  all  the  land, 
and  B  was  evicted  from  a  part  thereof,  and  brought  an  action  against  A  on  his  covenant  of 
seizin.  Held,  the  action  was  maintainable,  B's  covenants  not  operating  as  a  rebutter  to  his 
demand  against  A,  to  prevent  circuity  of  action.     Sumner  v.  Barnard,  12  Met.  45&. 
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thereon  ;  the  plaintifif  will  be  estopped  from  setting  up  tlie  deed  against 
his  grantor,  if  he  should  reclaim  the  ]and.(l) 

71  h.  In  an  action  upon  the  covenant  against  incumbrances,  the  de- 
fendant cannot  show  that  his  deed  was  voluntary  and  fraudulent,  for 
the  purpose  of  proving  a  resulting  trust  in  hiuiself.(2) 

72.  It  has  been  held,  that  a  grantee  can  maintain  no  action,  by  rea- 
son of  an  incumbrance  which  he  has  himself  assumed  to  pay.  And  it 
is  competent  to  show,  by  parol  evidence,  what  was  the  true  considera- 
tion of  the  sale,  without  in  any  manner  contradicting  the  deed. 

78.  A  mortgages  to  B,  and  afterwards  conveys  to  C,  in  consideration 
of  C's  paying  the  mortgage,  and  covenants  against  all  incumbrances. 
C  cannot  sue  A  upon  this  covenant,  on  account  of  the  mortgage,  as, 
between  A  and  C,  the  debt  is  paid.  The  effect  is  the  same,  as  if  A  had 
conveyed  to  B  with  the  same  covenant,  in  satisfaction  of  the  debt.(y) 

74.  But,  where  the  conveyance  is  made  subject  to  a  mortgage,  and 
it  is  agreed  by  parol  at  the  time  that  the  grantee  shall  pay  such  mort- 
gage, and  deduct  the  amount  from  the  price  of  the  land,  and  that  the 
warranty,  which  is  in  t'.Tms  without  exception,  shall  not  embrace  the 
mortgage;  such  agreement  is  not  binding  upon  an  assignee.  So  it  has 
been  held,  that  to  an  action  upon  the  covenant  of  seizin  it  is  no  defence, 
either  at  law  or  in  equity,  that  the  premises  have  been  sold,  and  the 
grantee  dispossessed,  under  a  mortgage  which  the  grantee  assumed  to 
pay,  and  subject  to  which  he  took  the  conveyance.(4) 

75.  It  is  the  prevailing  doctrine,  that  knowledge  on  the  part  of  a 
grantee,  of  an  existing  incumbrance,  is  no  bar  to  an  action  upon  the 
covenant  against  incumbrances,  or  to  relief  in  equity  upon  a  bond  for 
the  price,  as,  lor  instance,  where  there  is  notoriously  a  highway  over 
the  land.  Nor  does  the  fact  of  a  general  warranty  raise  any  presump- 
tion of  notice  of  an  adverse  title.  In  New  Yoi'k,  a  contrarj-  doctrine 
has  been  hcld.^  So  it  is  held  that  a  purcijaser,  who  receives  a  deed  with 
a  full  knowledge  of  the  title  and  certain  pretended  claims,  cannot  with- 
hold a  part  of  the  purchase  mone}'  on  account  of  them,  but  must  seek 
redress  on  the  warranty,  should  he  suffer  damage  hy  the  adverse 
claim.(5)(a) 

76.  The  covenant  of  seizin  in  fee,  in  a  conveyance  by  tenant  for  life 
of  all  his  interest  in  the  land,  does  not  enlarge  the  words  of  the  grant, 
so  as  to  pass  a  fee  to  the  grantee  by  disseizin. (6) 

77.  It  is  held,  that  where  a  conveyance  is  itself  void,  the  covenants 


(!)  Parker  v.  Brou-n,  15  X.  K.  176. 

(2)  Henderson  v.  Meuderson,  1I-?  Mis.  51. 

(8)  Watts  V.  Wplman,  2  N.  H,  458  ;  (Camp- 
bell V.  Slirim,  3  Walt.s,  (iO  ;)  Allei.  v.  Lee,  1 
Smilli,  12;  Copeland  v.  Copeland,  .'SO  Maine. 
446. 

(4)  Snydon  v.  Jones,  10  Wend.  180;  Bing- 
ham V.  Weiderwax,  1  Comst.  500. 


(5,  Cressou  t'.  Miller,  2  Watts,  272;  Har- 
low V.  Thomas,  15  Pick.  66;  Stockton  v. 
Cook,  .3  Munf.  68;  Townsend  v.  Weld.  8 
Mass.  146  See  Prestott  v.  Williams,  5  Met. 
429;   Stansburj' v.  Tagpart,  3  McL.  457. 

(6)  Hurdv.  Gushing,  7  Pick.  169. 


(a)  Covenant  to  give  "a  good  sufficient  general  warranty  deed."  Part  of  the  price  was 
paid,  and  a  note  given  (or  tlie  balance.  The  vendor  brings  a  suit  upon  the  note,  and  the 
vendee  a  bill  lor  speeilic  pertorniance,  the  vendor  having  tendered  a  deed,  reserving  a  right 
in  a  third  per.son  to  dam  up  a  stream  which  ran  through  the  land,  wiiich  right  was  known 
to  the  vendee  at  the  time  he  purchased.  Held,  the  facts  furnished  a  good  defence  to  the 
suit  on  the  note,  and  sustained  the  bill  in  equity,  notwithstanding  tjhe  knowledge  ou  the  part 
of  the  vendee.     Morgan  v.  Smith,  11  Illin.  194. 
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contained  in  it  are  void  also.  Thus,  where  an  attorney,  empowered  to 
make  a  lease,  leases  in  his  own  name,  a  covenant  to  pay  rent  to  the 
principal  is  void.  So,  (as  has  been  seen,)  where  a  grantor  has  not  good 
right  to  convey^  according  to  his  covenant,  if  the  grantee  reconvey  to  a 
third  person,  as  the  land  does  not  pass,  the  assignee  cannot  sue  upon 
the  covenants  in  the  original  deed.(l) 

78.  But,  wliere  a  deed  is  inelfeetual  to  pass  a  title,  as  being  prohibited 
by  the  laws  of  the  state  in  which  the  land  lies ;  if  the  covenantee  has 
not  wilfully  violated  those  laws,  he  may  maintain  an  action  upon  the 
covenants  in  such  deed,  either  in  that  or  any  other  state.(2) 

79.  In  a  late  case,  it  is  said,  that  where  a  deed  is  void,  the  depend- 
ent covenants  are  also  void,  but  not  those  which  are  collateral  and  inde- 
pendent;  as,  for  instance,  the  covenants  of  a  sheriff,  in  conveying  an 
equity  of  redemption,  that  he  has  observed  the  legal  requisites.  Such 
covenant  is  valid,  though  the  deed  be  void.(3) 

80.  A  grantor  cannot  show,  in  defence  to  an  action  upon  the  cove- 
nant of  warranty,  that  he  assigned  to  the  grantee  a  judgment,  which 
the  latter  agreed  to  hold  as  his  sole  security.  But  he  may  prove  that 
the  plaintiff  has  by  his  neglect  lost  the  lien  of  the  judgment.(4) 

80  a.  A  receipt  not  under  seal,  although  in  full  of  all  demands  of 
every  kind,  name,  and  nature,  cannot  be  set  up  as  a  defence  to  an 
action,  brought  on  the  covenants  in  a  deed  not  apparently  referred  to 
in  the  receipt ;  for,  covenant  by  deed  must  be  discliarged  by  deed.(o) 

80  h.  The  defendants  conveyed  to  the  plaintiff,  by  deed  of  October 
7,  1845,  with  a  covenant  against  incumbrances.  The  premises  were 
then  subject  to  a  lease,  daied  September  20,  184-4,  for  three  years,  at 
an  annual  rent  of  $575,  under  which  the  lessee  was  in  possession.  At 
the  time  of  the  conveyance,  the  plaintiff  mortgaged  to  one  of  the  de- 
fendants, to  secure  $10,500  in  five  years,  with  annual  interest  at  the 
rate  of  5  1-2  per  cent,  from  October  7,  1845  ;  the  mortgagee  giving  the 
plaintiff  a  written  promise,  that,  till  September  1,  1847,  the  interest  on 
the  mortgage  should  be  $520,  annually,  notwithstanding  the  agree- 
ment for  5  1-2  per  cent. ;  and  that  till  September,  1847,  he  would  pay 
the  taxes  on  the  estate.  In  an  action  on  the  covenant  against  incum- 
brances, held,  the  agreement  as  to  interest  and  taxes  did  not  constitute 
an  accord  and  satisfaction  for  the  incumbrance  of  the  lease.(6) 

80  c.  C  recovers  judgment  in  Maryland  against  T,  on  his  covenant 
binding  his  heirs,  T  dies,  leaving  no  estate  in  Maryland,  but  leaving 
real  estate  in  Virginia,  The  judgment  does  not  merge  the  covenant,  so 
as  to  exonerate  the  heirs  from  liability  thereon,  in  respect  to  real  assets 
descended  in  yirginia.(7) 

8L  Where  the  clause  containing  a  covenant  of  seizin  is  blank  as  to 
the  name  of  the  covenantor,  the  covenant  is  invalid. (8) 

82.  In  connection  with  the  subject  of  icarranty  and  covenants,  may 
be  briefly  considered  the  title  by  estoppel.     Estoppel  can  hardly  be  re- 
garded as  a  distinct  mode  of  acquiring  title  to  real  property,  because  it . 
is  not  b}^  itself  a  transfer  or  assurance,  but  depends,  as  a  secondary  iu- 


(1)  Frontin  v.  Small,  Ld.  Ray,  1418  ;  Str, 
105  ;  Bickl'ord  v.  Page,  2  Mass.  460. 

(2)  Phelps  V.  Decker,  10  Mass.  267. 

(3)  Wade  v.  Merriam,  11  Pick.  280. 

(4)  Collingwood  v.  Irwin,  3  "Watts,  306. 


(5)  Heath  v.  "Whidden,  29  Maine,  lOS. 

(6)  Batchelder  v.  Sturgis,  3  Cusli.  201. 

(7)  Beall  v.  Taylor,  2  Gratt.  532. 

(8)  Day  v.  Brown,  2  Ohio,  346. 
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cident,  upon  other  direct  alienations,  although  giving  to  them  a  peculiar 
and  distinctive  operation.  Estoppels  are  of  various  kinds,  differing  both 
with  regard  to  their  subject  "matter,  and  the  means  by  which  they  are 
created.  The  plan  of  the  present  work  limits  our  inquiry  to  estoppels 
relating  to  real  estate,  and  created  for  the  most  part  by  deeds  or  certain 
clauses  therein.  The  covenant  or  warranty  in  a  deed  is  the  clause  which 
is  usually  held  to  work  an  estoppel ;  and  therefore  the  present  seems 
to  be  an  appropriate  connection  in  which  the  general  subject  may  be 
considered. 

83.  It  has  been  seen  in  a  former  chapter,  that  the  technical  prin- 
ciples of  the  ancient  lineal  and  collateral  warranty  are  lor  the  most  part 
obsolete  in  this  country.  So  far,  however,  as  a  warranty  has  the  effect 
of  an  estoppel  or  rebutter^  it  would  seem  still  to  retain  its  original  force. 
This  operation  of  a  warranty  was  illustrated  in  a  recent  case  in  Massa- 
chusetts. 

84.  A  father,  seized  in  fee,  conveyed  with  waiTanty  to  A,  and  died, 
leaving  a  daughter,  his  sole  heir,  with  assets  by  descent,  to  a  greater 
value  than  the  land.  She  became  the  wife  of  B,  who  had  a  paramount 
title  to  the  land.  Held,  B  was  estopped  to  assert  this  title,  because  A 
might  bring  a  cross  action  against  him  and  his  wife  upon  the  warranty ; 
that,  if  he  were  a  purchaser^  for  the  valuable  consideration  of  marriage, 
of  all  that  came  to  the  wife,  it  was  still  cum  onere^  and  he  was  as  liable 
to  respond  to  the  warranty  of  her  ancestor,  as  he  would  have  been  to 
her  own  warranty.  Whether  the  same  principle  would  apply,  if  the 
daughter  were  not  sole  heir,  qu?{l) 

84  a.  So,  the  grantor  in  a  deed,  containing  covenants  of  warranty,  is 
estopped  from  claiming  a  resulting  trust  in  the  premises,  for  his  own 
benelit.(2) 

85.  An  estoppel  may  be  by  record,  or  by  recital  or  admission  in  a 
deed.  So,  merely  acting  under  a  deed  may  be  an  estoppel.  It  is  the 
maxim  of  the  law,  that  no  man  shall  allege  contrary  to  what  he  has 
once  admitted  or  agreed  to.(3)(a) 

86.  Only  a  sealed  instrument  can  he  pleaded  by  way  of  estoppel. (4) 

87.  A  resolve  of  the  legislature  may  operate  as  an  estoppel  ;  as,  for 
instance,  with  regard  to  boundaries.  So,  where  the  legislature  grants 
land  in  fee,  with  warranty,  to  an  alien,  it  is  estopped  to  claim  the  land 
by  escheat  from  the  alien  heirs  of  such  grantee.(5)(6) 

(1)  Bates  V.  Norcross,  17  Pick.  14.  See  &c.  v.  Mersereau,  3  Barb.  Ch.  528;  Perry  v. 
Wade  V.  Lindsey,  6  Met.  407.  '  Calhoun,   8   Humph.   551.     See  Jarnigan  v. 

(2)  Kathbun  v.  Rathhun,  6  Barb.  98.  ,  Mairs,  1  Humph   473. 

(3)  Co.  Lit.  352  a;  Bonaffe  v.  Woodbury,  '■  (4)  Davis  v.  Tyler,  18  John.  490;  Gerrish 
12  Pick.  423  ;  Kimball  v.  Blaisdell,  5  N.  H.    v.  Proprs.,  Ac,  26  Maine,  384. 

533  ;  ITamilton  v.  Elliot,  4,  182  ;  Sinclair  v.  (5)  Com.  v.  Pejepscut,  &c.,  10  Mass.  155  ; 

Jackson,  8  Cow.  543.    (See  Bursley  v.  Hamil-  Enfield  v.   Perraint,  5  N.  H.   2S0  ;    Com.  v. 

ton,  15  Pick.  40.)     Whitney  v.  Holmes,  15  Heirs,  &c.,  3  Pick.  224. 
Mass.  152;   Bean  v.  Parker,  17,  591;  Bank, 


(a)  Whore  the  original  boundaries  have  been  destroyed,  or  arc  unknown  or  doulilful,  the 
owner  is  estopped  by  a  survey  made  by  him  in  reasonable  conformity  with  his  title  deeds. 
Whether  a  feme  covert  would  be,  qu.  ?    Yarboroufjh  v.  Abernetliy,  1  Meigs,  413. 

If  the  parties  know  the  true  Hue,  but  verbally  agree  upon  another,  the  agreement  is  void, 
and  passes  no  title.     lb. 

(6)  But  it  has  been  held,  that  estoppels  do  not  bind  the  sovereign  or  State,  or  their 
assignees.     Candler  v.  Lunsford,  3  Batt.  407. 
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88.  A  grantor  is  estopped  to  deny  that  lie  granted  or  had  a  good 
title.  But  the  grantee  may  deny  the  grantor's  seizin.  In  a  suit  against 
a  mortgagor  for  the  land  mortgaged,  he  is  estopj)ed  to  deny  that  he 
had  a  title  when  he  mortgaged,  or  to  set  up  title  in  a  stranger.(l)  But, 
where  a  mortgage  refers  to  a  note,  the  mortgagee  is  not  estopped  to 
deny  the  existence  of  such  note.(2) 

89.  An  executory  covenant  does  not  estop  the  covenantor  from 
bringing  an  action  in  violation  of  it. (3) 

90.  Only  parties  or  privies  are  bound  by,  or  can  take  advantage  of, 
an  estoppel,  unless  it  be  by  record.  Recitals  estop  privies  in  blood,  in 
estate,  or  in  law.(4)(a) 

91.  An  estoppel  affecting  the  title  to  land,  may  be  given  in  evi- 
dence.(5) 

92.  Where  the  truth  appears  by  an  instrument  which  would  other- 
wise estop,  there  shall  be  no  estoppel.(6)(i) 

93.  Estoppels  are  construed  strictly ;  and  not  allowed  as  instruments 
of  fraud,  but  only  to  prevent  injustice.  They  are  said  to  be  odious, 
more  especially  in  equity.  On  the  other  hand  it  has  been  remarked, 
that  the  doctrine  of  estoppel  aids  much  in  the  administration  of  justice, 
and  becomes  odious  only  when  misunderstood  or  misapplied. (7)   . 

94.  In  reference  to  the  most  important  application  of  the  principle 
of  estoppel,  the  general  rule  is  thus  stated.  A  conveys  to  B,  and  after- 
wards purchases  the  land  from  C.  If  he  gains  any  title  by  such  pur- 
chase, it  enures  to  the  use  of  B,  or  of  any  one  claiming  under  him. (8)(c) 


(1)  Wilkinson  v.  Scott,  17  Mass.  249  ; 
Small  V.  Procter,  15,  495  ;  Barker  v.  Harris, 
15  Wend    G15. 

(2)  Parker  v.  Parker,  17  Mass.  370. 

(3)  Gibson  V.  Gibson,  15  Mas;?.  106. 

(4)  Jackson  v.  Parkliurst,  9  Wend.  289; 
Braintree  v.  Hingham,  17  Mass.  432  ;  Jack- 
son V.  Brinckerhoff,  3  John.  Cas.  103  ;  Sin- 
clair V.  Jackson,  8  Cow.  543  ;  Griffin  v.  Rich- 
ardson, 11  Ired.  439  ;  Massure  v.  Noble,  11 
Illin.  531;  Callow  v.  Jeukinson,  5  Eng.  L.  & 
Equ.  533;    Averill  v.  Wilson,  4  Barb.  180. 

(5)  Adams?;.  Barnes,  17  Mass.  365.  A  case 
presenting  a  very  clear  and  accurate  distinc- 
tion, between  those  cases  where  estoppel 
must  he  pleaded,  and  those  in  which  it  may 
be  merely  proved. 


(6)  Sinclair  v.  Jackson,  8  Cow.  543 ;  Croade 
v.  Ingraham,  13  Pick.  35  ;  Warner  v.  Leland, 

2  Barb.  613. 

(7)  13  Pick.  35  ;  Comstock  v.  Smith,  lb. 
121;  Hubbard  v.  Norton,  10  Conn.  433; 
Jones  V.  Sasser,  1  Dev.  &  B.  464 ;  Black  v. 
Tucker,  12  Verm.  44;  Pierrepont  v.  Barnard, 
5  Barb.  364. 

(8)  Ark.  Rev.  St.  188-9  ;  Adams  v.  Froth- 
ingham,  3    Mass.    355;    Harmer   v.    Morris, 

3  M'L.  48  ;  Jackson  v.  Iloftman,  9  Cow.  271 ; 
Jackson  v.  Murmy,  12  John.  201  ;  Harmer 
V.  Morris,  1  M'L  48 ;  Gough  v.  Bell,  1  N.  J 
156;  Pike  v.  Galvin,  29  Maine,  183;  Bank, 
&c.  V.  Mersereau,  3  Barb.  Ch.  528. 


(a)  The  surviving  partner  of  a  firm,  which  had  been  engaged  in  gambling,  and  purchased 
and  used  a  house  for  gambling  purposes,  cannot  impeach  the  title  of  a  grantee  of  the  other 
partner,  on  the  ground  that  the  house  is  unlawfully  used;  being  estopped  by  his  privity 
■with  the  grantor.     Watson  v.  Fletcher,  7  Gratt.  1. 

(&)  Trespass  for  attempting  to  use  a  water-privilege,  mortgaged  to  the  plamtiff,  with 
general  warranty,  by  the  defendant.  In  a  case  stated,  it  was  agreed,  that  the  defendant  had 
no  title.  Held,  though  he  would  be  estopped  by  his  deed  to  deny  that  the  plaintiff  acquired 
a  title,  yet,  as  the  above  fact  was  agreed  by  the  parties,  he  might  avail  himself  of  it  to  de- 
feat the  action.     Wheelock  v.  Henshaw,  19  Pick.  341. 

(c)  Including  his  heirs.  Whether  his  devisees,  qu.  Logan  v.  Moore,  7  Dana,  76.  Up- 
shaw  V.  McBride,  10  B  Mon.  202. 

A  vendor,  acquiring  a  subsequent  title  to  property  which  he  had  sold  without  title,  must 
convey  it  to  the  vendee;  but,  if  the  heir  acquire  a  subsequent  title,  he  cannot  be  com- 
pelled to  convey  it,  or  to  answer  in  damages,  except  so  far  as  he  may  have  assets.  Upshaw 
V.  McBride,  10  B.  Mon.  202. 

Where  one  of  the  heirs  to  an  estate  is  appointed  an  executor,  with  power  to  sell  the  real 
property  for  certain  specified  purposes,  and  he  makes  a  conreyance  not  within  the  scope  of 
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95.  Considered  in  this  particular  point  of  view,  upon  the  subject  of 
estoppel,  the  ancient  authorities  are  obscure  and  somewhat  contra- 
dictory. In  2  Hen.  VI,  2.  it  is  said,  that  a  stranger  cannot  say  "  riens 
pcifisa  per  le/ait ;"  but  the  court  were  divided.  In  2  Hen.  IV,  21  and  22, 
it  is  said,  "a  stranger  shall  not  plead  7ion  est  factum"  but  may  plead 
rie7is  passa,  &e.  In  a  late  case  it  is  said,  the  latter  of  these  dicta  is 
probably  the  law.  It  is  certainly  a  common  practice  (in  Massachusetts) 
to  plead  that  the  grantor  was  not  seized.  Whether  this  plea  is  cpnfined 
to  a  disseizin  of  the  grantor,  or  applies  to  other  cases  of  an  ineft'ectual 
deed,  is  doubtful. (1) 

96.  The  question  has  often  been  raised,  whether  an  estoppel  binds 
the  grantor  himself  alone,  or  any  subsequent  purchaser  from  him  also. 
Upon  this  point  the  law  has  been  thus  stated. 

97.  Where  an  estoppel  works  on  the  interest  ofland^  it  passes  with  the 
land.  Ejectment  lies  upon  a  mere  estoppel.  An  estoppel  is  not  a 
mere  conclusioyi^  but  may  pass  an  interest  and  constitute  a  title  from  the 
moment  of  the  grantor's  acquiring  one.  All  who  come  in  in  the  post 
are  bound  by  an  estoppel,  though  claiming  under  another  title.  The 
grantee's  right  is  not  limited  to  a  claim  by  the  grantor, or  his  repre- 
sentatives, but  he  may  defend  against  trespassers  or  disseizois.  A 
distinction  is  taken  between  this  case  and  that  of  maintenance,  or  the 
transfer  of  a  pretended  title.  In  the  latter  case,  there  is  an  adverse 
seizin  in  a  stranger ;  here,  a  claim  exists  only  against  a  vendor  of  land 
who  has  been  paid  the  consideration,  and  those  claiming  under  him, 
and  mere  usurpers.(2) 

98.  Ill  Kew  York  it  is  said,  that  where  one  acquires  a  title  after 
making  a  conveyance,  he  is  estopped,  "  and  the  stranger  to  whom  he 
sells  will  be  equally  estopped."  Whether  this  is  a  technical  estoppel, 
qu.  f  In  New  Hampshire,  a  subsequent  grantee  with  no  title  is 
esto|)ped.(3) 

99.  Though  a  warranty  bars  the  heir  and  his  issue,  it  does  not  estop  a 
pui-chaser  under  a  judgment  against  the  heir,  recovered  during  the  life 
of  the  ancestor,  and  before  the  deed  from  which  the  estoppel  would 
a  rise.  (4) 

100.  Lord  Kenyon  inclined  to  the  opinion,  that  a  subsequent  pur- 

(1)  Somes  V.  Skinner,  3  Tick.  57-8.  !  cott,  5  Day,  88  ;  Middlebury,  &c.  v.  Cheney, 

(2)  Trevivaii  v.  Lawrance,  1  Salk.  276;  Fair-  j  1  Yerm.  336  ;  Gardner  v.  Johnston,  1  Peck, 
banks  v.  Williamson,  7  Greenl.  96;  Co.  Lit.  i  24  ;  Douglass  v.  Scott,  5  Hamm.  194  ;  White 
352  b.  See  1  lioUe,  868  ;  Terrett  v.  Taylor,  ':  v.  Patten,  24  Pick.  324  ;  Lunsford  ■;;.  Alex- 
9Cranch,  43  ;  Mason  v.  Mancaster,  9  Wheat,  ander,  4  Dev.  &  B.  42  ;  Lawry  v.  Williams, 
454;  Jackson  v.  Matsdorf,  11  John.  97  ;  !  13  Maine,  281;  Kennedy  v.  M'Cartney,  4. 
M'Crackin  v.  Wright,  14,  194;  M'Williamsv.  \  Port.  141. 

Nisly,  2  S.  &  R.  515;  Somes  v.  Skinner,  3  j      (3)  Jackson  v.  Bull,  1  John.  Cas.  90-1; 
Pick.  59-60.     (See  Smith  v.  Stapletou,  Plow.  |  Wark  v.  Willard,  13  N.  IT.  389. 
434;  4  Co.    53-4;  Co.   Lit.  47   b.    n.    307.)  i      (4)  Jackson  w.  Bradford,  4  Wend.  619. 
Bowers  v.  Porter,  4  Pick.   198 ;  Coe  v.  Tal-  I 

his  authority'  under  the  will;  it  would  seem  that  he  might  perhaps  be  estopped  from  deny- 
ngtiiMt  his  own  intere.'^l  in  the  premises  pas.sed  liy  the  deed.-  Allen  v.  De  Witt,  3  Comst.  276. 
Where  one  entitled  by  an  entry  only  conveys  the  land,  and  afterwards  takes  out  a  patent; 
the  title  is  good.  Thruston  v.  Masterson,  9  Dana,  233.  The  rule  stated  in  tlic  text  ai)plies 
to  equitable  titles.  Avery  v.  Dufrees,  9  Oiiio,  145  ;  Burchard  v.  Hubbard^  11,  216  ;  Fortescue 
V.  Siitlerthwaite,  1  Tred.  506;  Stow  v.  Wyse,  7  Conn.  214.  A  confirmation  under  the  act 
of  Congress  of  1836  to  an  original  claimant  and  his  legal  representatives,  enures  by  estop- 
pel to  his  assignee.     Wright  v.  Rutgers,  14  Mis.  585. 
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chaser  was  bound  by  an  estoppel,  though  the  deed  contained  no  war- 
ranty; but  considered  the  point  as  doubtful. (1) 

10 L.  It  has  been  held  in  Massachusetts,  timt  where  a  grantor,  sup- 
posing that  his  father  had  only  a  life  estate,  intended  to  convey  a 
vef^eil  remainder ;  but  was  in  fact  merely  heir  apparent  to  the  estate ; 
nothing  passed  by  the  deed.  It  did  not  appear,  however,  that  the  deed 
was  with  warranty  ;  nor  was  the  question  of  est(.)ppel  raised. (2) 

101  a.  Where  a  party  not  owning  land  conveys  it  by  a  warranty 
deed,  a  title  subsequently  acquired  by  him  enures  at  once  to  the  benefit 
of  his  grantee  through  the  operation  of  the  covenant  of  warranty,  by 
way  of  estoppel,  but  not  to  the  benefit  of  a  party  claiming  under  an 
attachment  prior  to  the  deed,  and  a  levy  duly  made;  Vvho  shall  be 
postponed  in  such  case  to  the  claimant  under  the  deed. (3) 

101  h.  In  1832,  A,  owning  land,  gave  a  bond  to-  Ci'Uvey  the  same  to 
B  on  payment  of  certain  notes.  B  conveyed,  by  warranty  deed,  a  part 
thereof,  which  came  b}^  similar  deeds,  to  C,  who  conveyed  also  by  a 
warranty  deed,  dated  September  5,  1835,  recorded  October  11, 1839,  to 
D.  By  deed  given  to  B,  August  16,  recorded'  August  18,  1836,  A  con- 
veyed to  B.  A  creditor  of  C  attached  the  land,  May  14,  1836,  and 
afterwards  levied  his  execution  thereon.  Held,  B's  title,  acquired  by 
A's  deed,  enured  at  once  to  the  benefit  of  his  grantee,  and,  through  his 
grantee,  at  once  to  the  benefit  of  those  claiming  under  him  by  succes- 
sive (ieeds  of  warrant}-,  through  the  operation  of  the  warranties,  by  way 
of  estoppel,  and  not  to  the  benefit  of  the  attaching  creditors;  so  that  the 
title  vested  in  D  unaffected  by  the  attachment  and  levy. (4) 

102.  It  is  the  prevailing,  and  probably  well  settled  doctrine,  though 
there  are  cases  which  favor  a  contrary  opinion ;  that  a  deed  cannot 
operate  as  an  estoppel,  unless  it  contains  covenants  of  general  war- 
ranty ;  so  far  at  least  as  the  passing  of  a  subsequently  acquired  title  is 
concerned.  Thus  it  is  held,  in  Massachusetts,  that  a  warranty  against 
all  claiming  under  the  grantor  refers  to  the  estate  or  title  sold,  not  to  the 
land,  and  applies  only  to  claims  existing  at  the  time,  not  to  those  after- 
wards acquired ;  and  hence  that  it  creates  no  estoppel.  So,  in  Con- 
necticut, it  is  said,  a  deed  of  release  contains  no  warranty,  and  works 
no  estoppel. (5)(«) 

102  a.  A  deed,  whereby  the  grantor  grants,  bargains,  sells,  aliens, 
enfeotfs,  assures,  releases,  and  confirms  to  the  grantee,  and  to  his  heirs 
and  assigns  forever,  a  tract  of  land  lying  within  certain  boundaries, 
(excepting  parts  previously  sold  in  fee,  or  leased  in  fee,  or  for  life,  by 
the  grantor  and  his  ancestors,)  with  the  reversions,  remainders,  rents, 
issues,  services,  and  profits,  of  the  described  premises,  and  also  all  the 


(1)  Goodtitle  v.  Morse,  3  T.  R.  365. 

(2)  Davis  V.  Havden,  9  Mass.  519. 
13)  Crocker  «;.  Pierce,  31  Maine,  177. 
(4)  lb. 


(5)  CoQistock  V.  Smitli,  13  Pick.  116  ;  Jack- 
son V.  Wright,  14  Jolin.  193;  Dart  v.  Dart, 
7  Conn.  250  ;  Kinsman  v.  Loomis,  11  Ohio, 
475;  Wri<riit  v.  Shaw,  5  Cush,  56;  Pike  v. 
Calvin,  29  Maine,  183. 


(o)  In  Missouri,  a  statute  provides,  that  if  one  convey,  and  purport  to  convey  in  fee,  with- 
out Jiavinfr  the  legal  estate,  but  afterwards  acquire  it ;  such  estate  immediately  passes  to  the 
purchaser.  Mis.  Rev.  St.  119.  The  act  does  not  apply  to  a  quit-claim  deed.  Boge  v. 
Slioab,  13  Mis.  365.  A  similar  act  in  Arkansas.  Rev.  St.  188-9.  A  releasee  without  cove- 
nants, is  not  estopped  Irom  setting  up  an  elder  title  than  the  releasorJs.  Ham  v.  Ham,  2 
Shepl.  351. 
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estate,  right,  title,  interest,  ];)roperty,  possession,  claim,  and  demand  of 
the  grantor,  of,  in,  and  to,  the  same,  to  have  and  to  hold  the  said  tract 
of  land,  excepting  as  before  excepted,  to  the  grantee,  his  heirs  and  as- 
signs, to  their  use  and  behoof  forever,  in  as  full  and  ample  a  manner 
as  the  same  now  is,  or  had  been,  had  or  enjoyed  by  the  grantor  or  his 
ancestors,  or  lawfully  might,  if  this  deed  were  not  made,  be  had  and 
enjoyed  by  the  grantor,  his  heirs  or  assigns,  with  a  covenant  that  the 
tract  of  land  described,  excepting  as  before  excepted,  is  free  and  clear, 
and  shall  be  held  and  enjoyed  by  the  grantee,  his  heirs  and  assigns,  ac- 
cording to  the  true  intent  and  meaning  of  the  deed,  freely  and  clearly 
acquitted  and  discharged  of  and  from  all  incumbrances  and  charges, 
other  than  leases  given  by  the  grantor  or  his  ancestors,  and  one  mort- 
gage executed  by  the  grantor ;  the  grantee  covenanting  to  pay  off  the 
mortgage,  and  to  execute  leases  previously  agreed  to  be  made  by  the 
grantor  ;  estops  the  grantor  from  setting  up  a  title  afterwards  acquired 
from  his  ancestor.(l) 

102  h.  A  executed  a  deed  to  B,  by  which  he  sold  all  his  claim  in  and 
to  a  certain  piece  of  land  called  the  0  place,  which  was  conveyed  by  0 
to  A  ;  which  deed  contained  the  following  clause  :  "  And  the  said  A, 
for  himself  and  his  heirs,  the  said  right,  as  it  was  vested  in  A,  to  the 
said  B  and  his  heirs,  against  himself  and  his  heirs,  will  warrant  and 
defend.  It  is  fully  understood  that,  if  said  title  should  prove  insufficient 
in  law  or  equity,  the  said  A  and  his  heirs  are  to  have  no  recourse,  he 
knowing  the  whole  circumstances."  Held,  A  was  not  estopped  by  the 
deed  from  purchasing  another  adversary  title  to  said  land,  and  setting  it 
up  against  B.(2) 

102  c.  Where  A,  who  had  not  the  fee  in  certain  lands,  executed  a 
deed  to  B,  purporting  to  "grant,  sell,  and  convey"  all  his  "right, 
title,  and  interest"  therein,  with  a  habendum  clause  to  B,  "  his  heirs  and 
assigns  forever,  with  all  the  privileges  and  appurtenances,"  &c.,  and  A 
subsequently  obtained  a  patent  for  the  premises  from  the  United  States ; 
held,  under  the  statutes  of  Illinois,  the  fee  would  enure  to  B  and  his 
assigns.(3) 

102  d.  Where  A,  who  had  joined  with  other  parties  in  conveying 
certain  lands,  with  a  special  warranty  on  his  part,  against  all  parties 
claiming  under  him,  sought  to  be  substituted  in  the  place  of  one  inter- 
ested in  tlie  land,  whose  debts  he  had  paid  :  held,  A  was  estopped  by 
his  deed  from  setting  up  any  title  to  the  land,  and  this  estoppel  ran 
with  the  land  into  the  hands  of  the  owner,(4) 

102  e.  Where  a  defendant  in  ejectment  has  taken  a  quit-claim  deed 
from  a  person  other  than  the  plaintiff;  he  may  question  the  title  of  his 
grantor.(5) 

103.  There  is  no  estoppel  by  warranty,  where  such  warranty  has 
any  subject  to  operate  upon ;  that  is,  where  any  estate  passes  to  the 
grantee,  though  less  than  that  which  is  warranted.  Thus,  the  grantor 
is  estopped  to  deny  that  he  had  amj  iitle^  but  not  that  he  had  anything 

(1)  Van  Rensselaer  v.  Kearney,  11  Uow.  i      (3)  Frisby  u  Ballance,  2  Gilm.  141. 
U.  S.  297.  (4)  FiUhucrli  v.  Tyler,  9  B.  Mon.  559. 

(2)  Wynn  v.  Harman,  6  Gratt.  1&7.  |      (6)  Bigelow  v.  Finch,  11  Barb.  498. 
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more  than  an  interest  by  possession  and  improvements,  subject  to  a 
paramount  title  in  another.(l)(a) 

104.  The  covenants  of  seizin  and  a  right  to  convey  do  not  estop  the 
grantor  from  setting  up  an  after-acquired  title  against  the  grantee. 
Otherwise  with  a  covenant,  that  neither  the  grantor  nor  his  heirs 
shall  make  any  claim  to  the  land;  though  this  is  not  technically  a 
warranty. (2)(/v) 

105.  The  principle  of  estoppel  does  not  apply,  where  a  grantee  with 
warranty  has  recovered  judgment  and  satisfaction  thereupon.  A  war- 
rantor  can  make  no  averment  against  his  deed  ;  but  a  warrantee  may  : 
and  such  averment  may  then  be  supported  by  a  record,  which  is  of 
higher  nature  than  a  deed. (3) 

106.  Where  an  occupant  of  land  claims  under  a  warranty  deed  from 
a  third  person,  he  is  estopped  to  allege  that  he  holds  in  common  with 
the  plaintiff'.(4) 

107.  It  is  said  in  New  York,  that  there  can  be  no  technical  estoppel 
by  a  conveyance  under  the  statute  of  uses.  This  remark  was  applied 
to  a  common  deed  of  bargain  and  sale,  it  seems,  and  can  hardly  be 
considered  as  reconcileable  with  the  prevailing  doctrine  of  estoppel 
by  warranty  ;  a  warranty  being  usually  inserted  in  deeds  of  bargain  and 
sale.(5) 

108.  Conveyance  of  land,  bounding  hy  the  river.  The  grantee  sub- 
sequently acquires  a  title  by  disseizin  to  a  lot  extending  beyond  the 
thread  of  the  river.     Held,  he  was  not  estopped  to  claim  this  lot.(6) 

109.  Where  A  convej^s  to  B,  in  order  that  he  may  immediately 
convey  to  C,  which  he  accordingly  does,  but  B  before  the  deed  to  him 
has  conveyed  to  D;  the  deed  from  A  to  B  will  not  enure  to  the  benefit 
of  D.(7) 

110.  Where  title  under  a  deed  is  set  up,  not  by  one  claiming  under 

(1)  Jackson  v.  Hoffman,  9  Cow.  271 ;  Com-        (4)  Siglar  v.  Yan  Riper,  10  Wend.  414. 
stock  V.  Smith,  13  Pick.  116.  '      (5)  Jackson  v.  Brinckerhoff,  3  John.  Cas. 

(2)  Allen  v.  Sayward,  5  Greenl.  227  ;  Fair-    104. 

bank.s  v.  Williamson,  7  Greenl.  96.  (6)  Kinsell  v.  Daggett,  2  Fairf.  309. 

(3)  Porter  v.  Hill,  9  Mass.  336.  '       (7)  Runlet  v.  Otis,  3  N.  H.  167. 


(a)  So,  it  is  said,  a  warrantor  is  not  estopped  to  cUnm  under  a  title  growing  out  of  the  one 
warranted.     Berthelemy  v.  Johnson,  3  B.  Monr.  93. 

(h)  The  deed  of  a  feme  covert  will  not,  by  way  of  estoppel,  bind  her  subsequently-acquired 
interest  in  the  land.  But,  in  England,  a  fine  levied  by  liusband  and  wife  will  bar  her  con- 
tin  sjent  interest.  Jackson  V.  Yanderheyden,  17  John.  167;  Helps  v.  Hereford,  2  Barn.  & 
Aid.  242. 

A,  having  only  an  equitable  title,  conveyed,  without  warranty,  to  B,  in  trust  for  C,  after- 
wards gained  a  legal  title,  and  sold  to  D,  witli  warranty.  Held,  the  legal  title  did  not  vest 
in  B,  in  trust  for  C.  Doswell  v.  Buchanan,  3  Leigh,  365.  A.  having  contracted  to  sell  land, 
to  which  he  had  a  mere  equitable  title,  to  persons  in  possession,  mortgaged  the  land,  and 
afterwards  obtained  the  legal  title.  The  mortgage  being  recorded,  A  conveyed  to  purchasers 
without  notice,  who  paid  part  of  the  price  and  mortgaged  for  the  rest.  Held,  the  first 
mortgagee  obtained  only  an  equitable  lien,  which  he  could  enforce  only  for  such  part  of  the 
price  as  remained  due  from  the  purcliasers,  when  actually,  and  not  merely  by  the  registry, 
notified  of  tile  mortgage.  Farmers,  &c.  v.  Maltliy,  8  Paige,  361.  The  purchasers  could  not 
be  bound  to  search  the  registry  of  deeds,  before  the  mortgagor  himself  acquired  a  legal 
title.     lb. 

A  subsequent  grantee  in  fee,  of  premises  previously  leased  for  life,  is  bound  b}^  the  cova- 
nant  for  quiet  enjoyment  in  the  lease,  and  cannot  institute  any  proceedings,  incompatible 
with  such  enjoyment ;  he,  tlierefore,  cannot  maintain  against  a  third  person  proceedings  to  re- 
cover possession  of  the  land,  the  effect  of  which  would  be  to  remove  the  tenant  for  life.  Per 
Willard  J.     Buqji  v.  Binninger,  3  Barb.  391. 
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such  deed,  but  as  an  outstanding  title  in  a  stranger,  not  connected 
with  the  defendant,  the  grantee  may  disprove  delivery.  There  is  no 
estoppel.(l) 

111.  A  recital  in  a  will  is  an  estoppel  to  those  who  claim  under  sach 
will.(2) 

112.  A  will  contained  the  following  recital :  "  Whereas  I  have  con- 
veyed to  my  son  A  my  lands  at  B,  and  to  my  son  0  my  lands  at  D," 
and  proceeded  to  devise  all  the  rest  of  the  testator's  real  estate  to  A 
and  0,  and  to  E  his  daughter.  Held,  A  was  estopped,  as  heir,  to  deny 
the  conveyance  to  C,  or  that  it  was  a  conveyance  in  fee.(3) 

113.  A  deed  of  ^3ar^i7/on  estops  the  parties  and  those  claiming  under 
thera.(4)(a) 

114.  A  grant  of  land,  held  adversely  to  the  grantor,  to  a  third  per- 
son, does  not  operate  as  an  estoppel  in  favor  of  the  tenant  in  posses- 
sion.(5) 

115.  It  has  been  recently  held  by  the  Supreme  Court  of  Massachu- 
setts, that,  although  the  acceptance  as  well  as  execution  of  a  deed  may 
operate  as  an  estoppel,  yet  such  acceptance  of  a  quit-claim  deed  by  two 
grantees  does  not  estop  either  from  denying,  as  between  themselves, 
that  any  thing  passed  by  the  deed  ;  but  only  that,  if  anything  did  pass, 
they  took  as  tenants  in  common. (6) 

116.  In  another  hearing  of  the  same  case  before  the  Circuit  Court  of 
the  United  States,  the  following  were  the  facts  disclosed,  and  some  of 
the  points  decided. 

117.  On  or  about  June  13,  1823,  S  F,  as  guardian  of  his  children, 
conveyed  lands  to  L  in  fee.  'In  Ma}^,  1825,  L  conveyed  the  land,  being 
incumbered,  to  P  by  quit-claim  deed,  upon  a  secret  parol  trust  for  L. 
May  6,  1826,  L  and  wife  and  P  conveyed  b}^  quit-claim  to  W  and  F, 
for  the  consideration  of  $2000,  as  stated  in  the  deed,  and  W  and  F  gave 
back  a  bond  for  $10,000  toL,  reciting  that  L  had  made  such  deed,  and 
agreeing  to  reconvey  to  him  upon  his  paying,  within  five  years,  their 
expenditures  for  improvements,  and  in  removing  incumbrances,  W 
and  F  concurrently  leased  a  part  of  the  land  to  L  for  a  nominal  i^ent, 
for  five  years,  unless  it  should  be  redeemed  according  to  the  bond.  On 
or  before  Afay  13,  1831,  the  heirs  of  S  F  claimed  the  land,  upon  the 
ground  that  the  guardian's  sale  was  informal  and  void.  Soon  after,  A 
and  B,  the  plaintiff  and  defendant,  agreed  by  parol  jointly  to  purchase 
Vs  title,  and  extinguish  the  claims  of  W  and  F,  and  of  said  heirs ; 
which  agreement  was  never  abandoned.  May  13, 1831,  A  and  B  took 
a  quit-claim  deed  from  L,  and  an  assignment  of  the  bond  of  W  and  F. 
July  27,  1831,  W  and  F  quit-claimed  to  B  alone.  A  brings  a  bill  in 
equity  against  B,  and  C,  to  whom  B  had  conveyed  the  land,  to  set 


(1)  Jackson  v.  Perkins,  2  Wend.  308. 

(2)  Denn  v.  Cornell,  3  John.  Cas.  174. 

(3)  lb. 

(4)  Jackson  v.  Hasbronck,  3  John.  331. 


(5)  Jackson  v.  Brinckerhoff,  3   John.  Cas. 
101. 

(6)  Fiagg  V.  Manu,  14  Pick.  467. 


(a)  A  being  seized  in  fee,  but  .supposing  himself  to  be  a  tenant  in  common,  applied  to  the 
Orphans'  Court,  (which  had  power  only  to  sever  possession,  not  to  convey  title,)  in  his 
petition  stating  tliat  he  was  so  seized  as  tenant  in  common.  A  partition  was  liad,  and  after- 
wards one  of  tlio  other  alleged  tenants  in  common  conveyed  tlie  portion  assigned  to  him  to 
B.  After  A's  death,  his  lieirs  brought  ejectment  against  B.  Held,  that  tiiey  were  not 
estopped  from  recovering  by  tiie  proceedings  in  the  Orphans'  Court.  Den  v.  Baldwin,  1 
New  Jersey,  395.  • 
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aside  such  conveyance,  and  obtain  a  conveyance  to  A  upon  his  paying 
one  half  the  sums  paid  in  perfecting  the  title.  (Among  other  points 
decided,)  held,  that  B,  deriving  his  title  jointlywith  A  from  the  pur- 
■  chase  of  L,  could  not  set  up  tlie  outstanding  title  of  the  heirs,  to  pre- 
vent A's  equitable  claim  to  a  share  of  the  land  under  the  joint  pur- 
chase ;  that,  although  B  was  not  technically  esiop2^^<i  ^^  haw,  yet  equity 
would  not  allow  him  to  set  up  the  title  of  the  heirs,  A  and  B  having 
made  their  mutual  arrangement  for  the  purpose  of  avoiding  the  effect 
of  such  title;  that  W  and  F,  and  all  claiming  under  them,  were 
estopped,  at  least  in  equity,  by  their  bond,  to  deny  that  the  deed  to 
them  passed  only  the  right  of  L ;  and,  as  against  B  and  C,  a  purchaser 
from  liim  with  notice,  relief  was  granted,  as  prayed  fbr.(l) 

118.  It  is  said,  that  where  one  deed  recites  another,  there  is  no  estop- 
pel, unless  both  are  made  in  one  right.  But  no  such  limitation  seems  to 
be  adopted,  with  regard  to  the  general  principle  of  estoppel  by  a  deed 
made  before  the  grantor  acquires  a  title.  Thus,  if  an  heir,  being  also 
executor,  ctmveys  in  the  latter  capacity,  land  of  which  the  testator  died 
disseized,  he  is  estopped  to  claim  the  same  land  as  heir,  though  the  deed 
purported  to  convey  only  the  right  of  which  the  testator  died  seized. 
So,  where  a  guardian  sold  land  of  his  ward  under  a  license,  covenant- 
ing that  he  was  duly  authorized  ;  held,  he  was  estopped  to  claim  the 
land  under  a  deed  made  to  him  individually.(2)(a) 

lU'.  A  collector  of  taxes  conveyed  by  quit-claim  deed,  upon  a  tax 
sale,  all  the  right  he  had  by  virtue  of  his poiver  or  interest.  He  himself 
owned  a  paramount  title  to  the  land.  Held,  he  was  estopped  to  assert 
this  title.(3) 

120.  A  case  analogous  to  that  of  a  technical  estoppel,  though  not 
standing  precisely  upon  that  ground,  is  where  one  conveys  his  interest 
in  land,  to  which  at  the  time  he  has  a. general  and  undefined  title,  and 
subsequently  acquires  certain  specified  lands,  in  completion  of  his  for- 
mer right.     These  lands  will  immediately  vest  in  the  grantee. 

121.  Where  one,  having  a  contract  for  a  grant  of  8000  acres  of  land 
from  the  State,  upon  completion  of  certain  roads,  to  be  laid  off  in  any 
lands  through  which  such  roads  might  pass,  before  any  survey  or  con- 
veyance from  the  State,  transferred  an  undivided  third  of  this  quantity 
of  land,  and  afterwards  took  a  deed  from  the  State ;  held,  both  the 
grantor  and  any  one  claiming  under  him  were  estopped  to  claim  such 
third  part.(4) 

122.  So,  where  a  joint  proprietor  of  a  township,  entitled  to  a  certain 
number  of  acres,  conveys  his  interest  before  any  location  is  made  to  him ; 
a  subsequent  location  enures  to  the  benefit  of  the  grantee,  and  vests  a 
portion  of  the  land  in  him  in  severalty. (5) 

122  a.  In  general,  a  purchaser  of  land  cannot  dispute  his  vendor's  title. 
Otherwise,  where  the  purchaser  is  in  possession,  claiming  title,  not  hav- 
ing originally  entered  under  the  vendor;  as  where  he  was  deceived  in 

(1)  Fla,£rg  V.  Mann,  2  Sumn.  487.  ,      (3)  Brown  v.  Wheeler,  1  Root,  236. 

(2)  Poor  V.  Robinso:i,  10  Mass.  131 ;  Heard        (4)  Eairbanks  v.  Williamson,  7  Greenl.  96. 
V.Hall,  16  Pick.  457.  I      (5)  Burjrhar.lt  v.  Turner,  12  Pick.  534. 


(a)  So  one  who  acts  as  appraiser,  in  the  extent  of  an  execution,  may  bo  estopped  to  set 
up  a  title  aorainst  the  execution  purcliaser,  though  not  to  deny  that  anything  passed  by  the 
extent.     Morse  v.  Child,  6  N.  H.  521, 
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the  purchase,  though  he  entered  under  it.  So,  it  seems,  where  the 
parties  were  under  a  mutual  mistuke  as  to  the  vendor's  right  of  sell- 
ing.(l) 

122  5.  A  had  the  legal  title  and  possession  of  certain  land;  B,  the 
equitable  title.  In  a  suit  concerning  the  land,  B  obtained  a  decree,  but 
the  suit  was  compromised  by  B's  giving  A  a  deed  of  the  land,  reciting 
that  it  was  the  land  referred  to  in  the  decree.  Held,  A  was  not  estop- 
ped by  the  deed,  or  his  relation  to  B,  to  deny  B's  title.(2) 

122  c.  One  claiming  title  under  a  sheriff's  sale  cannot  set  up  against 
another,  claiming  a  remainder  after  the  life-estate  of  the  execution  de- 
fendant, that  the  remainder-man  witnessed  to  a  deed  of  the  execution 
defendant,  convening  all  his  interest  to  the  execution  plaintiff,  not 
claiming  under  the  deed,  nor  interested  with  any  right  under  it,  he 
cannot  set  it  up.(3) 

122  d.  Conveyance  of  a  lot  of  land,  formerly  a  street,  with  the  house 
standing  thereon.  The  grantor's  interest  was  afterwards  sold  on  an 
execution  against  him,  and  a  tenant  of  the  execution  purchaser  put  in 
possession.  In  ejectment  brought  by  the  former  purchaser  against  the 
execution  purchaser,  held,  both  parties  were  estopped  to  deny  the 
grantor's  title,  under  whom  they  both  claimed. (■!) 

123.  It  is  a  well  established  rule  of  equity,  that  where  one  having 
title  acquiesces  in  the  disposition  of  his  property,  for  a  valuable  con- 
sideration, by  a  person  pretending  to  title  and  having  color  of  title,  he 
shall  be  bound  by  such  disposition,  and  shall  not  afterwards  be  allowed 
to  set  up  his  own  title  against  the  purchaser.  And  so  it  has  been  held, 
that  if  one  having  title  stands  by,  while  another  purchases  from  a  third 
person  claiming  title,  and  does  not  forbid  the  purchase,  or  disclose  his 
own  title,  he  shall  be  bound.  ^ybr^Jiori  if  he  encourages  the  purchase; 
or  a  person  sells  his  own  property,  as  the  property  of  another,  to  a  6ona 
fide  purchaser  for  a  valuable  consideration.     (See  Vol  I,  ch.  36.) 

12-1.  The  above  rule  does  not  appear  to  have  been  adopted  or  con- 
sidered as  a  rule  at  common  law,  excepting  in  Pennsylvania.  But  in 
some  respects,  and  to  a  certain  extent,  legal  and  equitable  estoppels 
are  found  to  correspond.  In  general,  the  grantor  is  estopped  to  aver 
that  he  had  no  interest,  as  in  the  case  of  an  heir  apparent  upon  whom 
the  estate  afterwards  descends.  So  in  case  of  a  lease  by  indenture  ;  or 
a  bond  conditioned  to  perform  covenants  in  a  deed,  the  existence  of 
which  deed  the  obligor  cannot  deny.  The  general  principle  therefore 
is  well  established,  that  a  party  is  not  allowed  to  plead  or  to  prove 
any  matter  inconsistent  with  the  terms  of  his  deed.(5)(a) 


(1)  Glen  V.  Gibson,  9  Barb.  134. 

(2)  Pauntleroy  v.  Henderson,  12  B.  Mon. 
447. 

(.S)  Catterlin  v.  Plardy,  10  Ala.  511. 

(4)  Gilliam  v.  Bird,  8  Ired.  280. 

(5)  Hoard  V.  Hall,  16  Pick.  460-1.  See 
Fairtitle  v.  Gilbert,  2  T.  R.  171 ;  Ilayne  v. 
Maltby.  3  441  ;  Hosier  v.  Searle,  2  B.  &  P. 
299;  Napier  v.  Elain,  G  Yer-r.  108;  Dezellv. 
Odell,  3  Hill,  215;  Garr  v.  Wallace,  7  Watts, 
394;  p]pley  V.  Witlierone,  lb.   163;  Jaques 


V.  Weeks,  lb.  261;  Cronister  v.  Weise,  8, 
215;  Devinney  V.  Norris,  lb.  314;  Sliober 
V.  Hauser,  4  Dev.  it  B.  9i  ;  Sample  v.  Lon- 
don, &c,,  1  Nich.  &c.  120;  Innocent  v.  North, 
Ac,  lb.  256;  Grejrg  v.  Wells,  10  Ad.  &  El. 
90  ;  Sandys  v.  Hodgson,  lb.  47  2  ;  Nicholson 
V.  Hooper,  4  Y.  &  C.  179;  Blacklow  v.  Lows, 
2  Hare,  40;  West  v.  Reid,  lb.  249;  Fuller  v. 
Bennett,  lb.  394  ;  Hatch  v.  Kimball,  4  Shepl. 
146.  In  Maine  it  is  held,  tliat  there  can  be 
no  verbal   estoppel.     Hamlin  v.   Hamlin,   1 


(a)  A  and  B  were  tenants  in  common,  and  A  held  a  mortgage  upon  B's  moiety  of  the 
land.    They  having  conveyed  jointly,  with  warranty,  to  C ;  held,  A  could  not  setup  a  claim 
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Appl.  141.  A  grantee  by  warranty  deed  may  2  Sliepl.  407;  Danley  v.  Rector,  5  P^ng.  211; 
claim  under  it,  tliougli  he  lias  taken  a  second  Chautauque,  &c,  v.  White,  6  Barb.  589  ;  Cox 
from  ilie  same  grantor.  Thompson  v.  Thomp-  v  Buck,  3  Strobh.  367;  Hall  v.  Fisher,  9 
son,  lb.  235;  Bright  v.  Boyd,  1  Story,  R.  478.  Barb.  17;  Otis  v.  Sill,  8,  102;  Knoutf  v. 
A,  having  a  title  to  land,  takes  a  mortgage  Thompson,  IGPenn.  357;  Morris  v.  Moore, 
from  B,  with  warranty,  and  dies,  leaving  B  11  Humph.  433;  Isaacs  v.  Gearheart,  12  B. 
his  heir.  The  administrator  brings  a  suit  i  Mon.  231  ;  Morton  v.  Hodgdon,  32  Maine, 
upon  the  mortgage.  Held,  B  was  not  estop- '  127  ;  Shapley  v.  Rangeley,  1  W.  &  M.  213  ; 
ped  to  claim  as  heir.     Harding  v.  Springer,  I  Inge  v.  Murphy,  10  Ala.  885. 

under  the  mortgage.  Durham  v.  Allen,  2  Appl.  228.  A  grantor,  after  the  conveyance,  stood 
by  and  witnessed  a  purchase  by  the  grantee  from  a  widow  and  others,  advised  it,  and  said 
it  would  pass  the  third  of  the  property,  which  the  grantor  afterwards  claims  as  reserved  from 
his  deed,  subject  to  dower.  Held,  the  grantor  was  not  estopped.  Swick  v.  Sears,  1  Hill, 
17  ;  ace.  Palmer  v.  Cross,  1  Sm.  &  M.  48. 

So,  if  one  in  possession  under  a  devise  buys  the  land  from  a  party  pretending  to  have  an 
adverse  title ;  the  former  is  not  estopped  to  dispute  such  title.  Osterhout  r.  Shoemaker,  3 
Hill,  513.  Nor  does  the  rule  apply,  where  the  party  having  a  claim  to  the  land  merely  aided 
in  making  a  valuatior  and  division  of  it.  \Yade  v.  Green,  3  Humph.  547.  There  must  be 
fraud  or  gross  neglect.     Brewer  v.  Boston,  &,c.,  5  Met.  478. 

The  following  may  be  cited,  as  some  of  the  most  recent  and  somewhat  conflicting  cases 
upon  this  subject: 

Where  a  per.sou  having  title  to  property,  of  which  he  is  apprised,  stands  by  and  suffers  it 
to  be  sold  by  the  sheritf,  without  asserting  his  title  or  making  it  known  to  bidders,  he  cannot 
afterwards  set  up  his  claim.  And,  in  such  case,  even  infancj'  would  be  no  protection,  pro- 
vided the  mind  had  arrived  at  those  years  of  discretion  when  a  fraudulent  intent  could  rea- 
sonably be  imputed  to  liim.     Whittinglon  v.  Wright,  9  Geo.  23. 

Where  a  party,  who  has  title  to  land  by  an  unrecorded  deed,  makes  himself  instrumental 
in  causing  another  to  purchase  the  same  from  a  third  person,  he  will  be  estopped  from  set- 
ting up  his  title  as  against  such  purchaser.     Matthews  v.  Light,  32  Maine,  305. 

Altiiough  at  law,  as  well  as  in  equity  where  one  by  his  words  or  conduct  wilfully  causes 
another  to  believe  the  existence  of  a  certain  state  of  things,  and  induces  him  to  act  on  that 
belief,  so  as  to  alter  his  own  previous  position,  the  former  is  concluded  from  averring  against 
the  latter  a  different  state  of  things  as  existing  at  the  same  time ;  yet  several  things  are  es- 
sential to  be  made  out  in  order  to  the  operation  of  the  rule,  viz.,  1.  That  the  act  or  declara- 
tion of  the  person  must  be  wiltul,  that  is,  with  knowledge  of  the  facts  upon  which  any  right 
he  may  have  must  depend,  or  with  an  intention  to  deceive  the  other  party;  2.  He  must  at 
least,  it  would  seem,  be  aware  that  he  is  giving  countenance  to  the  alteration  of  the  conduct 
of  the  other,  whereby  he  will  be  injured,  if  the  representation  is  untrue;  and,  3.  The  other 
must  appear  to  have  clianged  his  position  by  reason  of  such  inducement.  Copeland  v.  Cope- 
land,  28  Maine,  525. 

The  principle,  that  where  one  stands  by  and  sees  another  laying  out  money,  upon  prop- 
erty to  wliicli  he  has  himself  some  claim  or  title,  and  does  not  give  notice  of  tt,  he  cannot 
afterwards,  in  equity  and  good  conscience,  set  up  such  claim  or  title,  does  not  apply  to  au 
act  of  encroachment  on  land,  the  title  to  which  is  equally  well  known,  or  equally  open  to  the 
notice  of  both  parties ;  but  only  against  one,  who  claims  under  some  title  not  equally  open 
and  apparent  to  the  parties,  and  in  favor  of  one  who  would  be  misled  or  deceived  by  want 
of  n(nice.     Casey  v.  Inloes.  1  Gill,  430. 

Where  the  owner  of  land  permits  another  to  build  on  and  improve  his  land,  without  ob- 
jecting or  claiming  title,  but  without  any  fraudulent  intent,  such  acquiescence  gives  such 
other  person  no  title  to  the  land,  and  does  not  estop  the  heirs  of  the  owner  from  recovering 
in  ejectment.     Den  v.  Baldwin,  1  New  Jersey,  395. 

Where  a  person  has  a  recorded  deed  of  land  from  the  owner  thereof,  and  also  a  recorded 
deed  of  the  possessory  riglit  thereto  from  the  occupant,  and  the  latter  afterwards  conveys  the 
land  to  a  third  person  ;  the  owner  will  not  be  estopped  from  asserting  his  title  thereto,  by 
reason  of  parol  proof,  that  at  the  time  of  this  latter  deed,  he  stated  to  the  grantee  that  the 
title  was  in  the  grantor.     Woodman  v.  Bodfish,  25  Maine,  317. 

Where  A,  without  fraud  and  merely  by  mistake,  shows  to  B,  who  has  already  taken  a  deed 
of  a  lot  of  land,  certain  points  as  the  boundaries  thereof,  which  were  not  its  true  boundaries, 
and  afterwards  acquires,  bv  purchase  from  a  third  person,  a  good  title  to  the  adjoining  lot, 
part  of  which  is  included  within  such  boundaries;  and  subsequently  a  person  claiming  under 
B  gives  a  deed  of  the  laud,  included  within  tlie  boundaries  thus  pointed  out,  with  covenant 
of  title  ;  A  is  not  estopped  by  his  acts  from  setting  up  his  adverse  title  to  the  part  thus  er- 
roneously included,  and  consequently,  in  au  action  for  breach  of  such  covenant,  the  cove- 
nantee may  set  up  as  a  breach  the  adverse  title  of  B.     Parker  v.  Brown,  15  N.  H.  176. 

A,  being  tenant  in  common,  conveyed  to  B,  by  one  deed,  a  part  of  the  land  in  severalty, 
and  by  another  deed  a  certain  number  of  acres  of  the  land  in  common  and  undivided,  which 
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CHAPTER  LXXXVIII. 


VOID  AND  VOIDABLE  DEEDS. 


L  Void  deed,  of  what  it  is  evidence. 

2.  Legislative  authority  over  void  deeds. 

3.  Duress. 
7.  Infancy. 

10.  Fraud,  ignorance,  surprise,  want  of  con- 
sideration. 

15.  Wealcness  of  understanding. 

18.  Eraud  upon  au  intended  husband  or 
wife. 


22.  Illegality;  and  whether  a  grantor  may 
take  advantage  of  it. 

25.  Immoral  consideration. 

28.  Deeds  made  by  one  disseized — mainten- 
ance ;  whether  the  law  against,  ia 
adopted  here. 

53.  Rasure,  interlineation,  &c. 

79.  Deeds  not  conformable   to  statutory  re- 

quirements. 

80.  Made  on  Sunday. 


1.  It  is  said,  a  deed  duly  executed,  acknowledged  and  recorded,  is 
admissible  evidence  of  a  grant,  whether  the  grant  be  valid  or  void.  So 
a  grant,  though  void,  is  evidence  of  the  nature  and  extent  of  the  party's 
claim,  who  enters  under  it.  Though  defectively  executed,  a  deed  shows 
a  color  of  title,  and  the  extent  of  possession. (l)(a) 

1  a.  The  mere  ante-dating  of  a  deed,  for  the  purpose  of  overreaching 
an  execution,  does  not  render  it  fraudulent  and  void. (2) 

1  b.  Where  a  deed  is  voidable  only  upon  delivery,  it  may  be  subse- 
quently confirmed. (3) 

2.  The  Legislature  has  authority  to  confirm  deeds  defectively  exe- 
cuted. But  if  an  act  of  the  legislature,  limiting  an  estate,  is  inconsist- 
ent with  a  deed  of  the  same  land,  such  act  does  not  cure  any  informal- 
ity of  execution,  but  creates  a  new  estate.  And  where  a  settlement 
is  defectively  executed,  and,  on  an  application  of  the  settler,  the  legis- 
lature makes  another,  the  first  deed  is  not  afiected  by  subsequent  gene- 
ral acts  for  curing  defective  deeds.(4) 


(1)  Tyler*.  Hammond,  11  Pick.  193  ;  Mil- 
ton V.  First  Congrogl.  &c ,  10,  447  ;  Beach  v. 
Sutton,  5  Verm.  209 ;  Bhackleford  v.  Smith, 
5  Dana,  237  ;  Adams  v.  Tiernan,  lb.  394. 


(2)  Patterson  v.  Bodenhamer,  9  Ired.  96. 

(3)  English  v.  Young,  10  B.  Mon.  141. 

(4)  Dulany  v.  Tilghman,  6  G.  &  J.  461. 


deed  was  not  recorded.  B  was  present,  afterwards,  when  the  heirs  of  A,  with  0,  were  sur- 
veying the  lot,  spoke  of  the  land  he  occupied  in  severalty  as  his,  refused  to  sell  it,  &c.,  and 
made  no  mention  of  liis  farther  claim  under  the  other  deed.  But  he  was  not  present  when 
any  conveyance  was  made  by  the  heirs.  Held,  ho  could  not  be  estopped,  by  this  transaction, 
from  setting  up  his  title  under  the  second  deed,  if  otiierwise  valid.  Great  Falls  Co.  v.  Wors- 
ter,  15  N.  H.  412. 

(a)  A  void  proceeding  for  laying  out  a  private  road,  or  a  void  grant,  may  form  the  basis 
of  an  adverse  use  and  enjoyment  of  an  easutnent.     Miller  v.  Garlock,  8  Barb.  153. 

So  the  levy  of  an  execution  upon  land  in  possession  of  the  debtor  gives  the  creditor  a 
seizin,  tliough  defeasible  by  the  rightful  owner.  Bartlett  v.  Perkins,  1  Sliepl.  87.  But  a 
deed  cannot  be  color  of  title  beyond  what  it  purports  to  convey.  Woods  v.  Banks,  14  N. 
H.  101.  Nor  is  a  mere  quit-claim  color  of  title,  witliout  showing  color  of  title  or  po.s.sossion 
in  tlie  party  making  it.     lb. 

A  deed  from  A  to  B,  embracing  land  previously  conveyed  from  A  to  B,  will  be  inopera- 
tive so  far  as  it  respects  the  land  already  conveyed.     Evans  v.  Spurgin,  G  Gratt.  107. 

A  deed  is  not  fraudulent  because  it  includes  more  laud  than  was  sold ;  it  is  only  void  for 
the  excess.     Judge  v.  Houston,  12  Ired.  108. 

Where  a  deed  purports  to  convey  property  of  the  grantor  and  of  another,  it  is  valid  as  to 
the  former,  though  not  the  latter.     Richards  v.  Evving,  11  Humph.  327. 
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3.  Duress  by  threats  or  imprisonment,  avoids  a  deed.  But  the  im- 
prisonment must  be  an  illegal  one.  If  lawful,  a  deed  made  either  to 
proeure  a  diseharge,  or  on  any  other  fair  eonsideration,  is  valid. (1) 

4.  Duress  may  consist  in  a  reasonable  and  well-louuded  fear  ol  death, 
mayhem,  or  loss  of  limb:  but  not  in  fear  of  injury  to  property,  or  of  a 
battery,  because  redress  may  be  had  for  these  in  damages.(2) 

5.  It  seems,  menaces  of  imprisonment  to  a  woman,  if  fully  proved, 
will  avoid  any  instrument.(3) 

6.  Duress  renders  a  deed  voidable,  not  void.  The  grantor  must  re- 
enter within  twenty  yeixr^.{a)  In  this  respect,  an  executed  conveyance 
stands  on  a  different  footing  from  executory  contracts.  As  a  ground 
lor  avoiding- the  latter,  duress  must  he  pleaded.  But,  inasmuch  as  the 
grantee  has  possession  of  the  land,  the  grantor  might  never  have  oppor- 
tunity to  plead  such  matter  in  defence;  and,  but  for  the  right  of  entry, 
would  be  without  remedy.  Until  entry,  the  grantor  cannot  make  a 
new  conveyance,  being  disseized.  Only  he  or  his  heirs  can  avoid  the 
deed.  But  entry  may  be  made  even  upon  a  bona  fide  purchaser  from 
the  first  grantee.(-i)  , 

7.  It  has  been  held,  in  New  Hampshire,  that  the  bargain  and  sale  of 
an  infant  is  void,  although  his  feoffment,  with  livery,  is  only  void- 
able.(i)  But,  in  New  York,  it  is  decided,  that  the  former  as  well  as  the 
latter  is  oidy  voidable ;  whether  a  conveyance  at  common  law,  or  under 
the  statute  of  uses,  or  a  statutory  grant.  It  may  be  avoided  by  the 
infant  when  he  attains  his  age,  and  by  those  who  are  privy  in  blood  or 
estate;  but  not  by  a  stranger.  This  is  the  case  with  all  specialties,  ex- 
cept those  which  confer  a  mere  naked  authority,  and  which  are  merely 
void.  So,  in  Delaware,  one  in  possession  under  the  deed  of  an  infant  is 
not  a  trespasser.  (5)  So,  in  Tennessee,  a  deed  of  land  made  by  a  feme  covert 
who  is  also  an  infant,  in   the  manner  required   by  statute,  is  not  void, 

:  ut  will  vest  the  title  in  the  vendee,  subject  to  be  avoided  at  the  elec- 
tion oi  the  infant,  after  the  removal  of  her  disability. (6)  But  in  Ken- 
tacky,  the  deed  of  an  m  hint  feme  covert  is  void;  and,  where  its  invali- 
dity is  set  up  by  the  feme  during  her  life,  in  her  answer  to  a  bill  to  fore- 
close a' mortgage  made  by  her,  and  by  her  children  after  her,  there  is  no 
waiver  of  the  defence. (7) 

8.  As  to  the  manner  in  which  an  infant  may  avoid  his  deed,  the 
ancient  law  seems  to  have  provided  for  this  purpose  a  special  writ  of 
^' dam  fait  infra  oitatem;'''  of  which  he  or  his  heir  might  avail  himself. 
But  the  infant  could  not  sue  till  he  came  of  age.  He  might  enter, 
however,   and  entry   by  an  heir  remitted  him  to  his  ancestor's  title. 


(1)  2  Inst.  482;  Alexander  v.  Peirce,  10 
N.  H.  494.  See  Swift  v.  Filzhugh,  9  For. 
39;  Moore  V.  Adams,  8  Ohio,  372. 

(•2)  Ibid. 

(3)  Worcester  u  Eaton,  11  Mass.  379. 

(4)  Worce^ter  V.  K.'Uon.  13  Mass.  371,  11, 
379.     See  2  Black.  Com.  290,  3,  173-5. 

(5)  Roberts  v.  Wi^i'Rin.  IN.  H.  73  ;  Bool 
V.  Mix,  17  Wend.   li9;   Wallace  v.  Lewis,  4 


Harring.  75;  Domiuick  v.  Michael,  4  Sandf. 
374.  See  Lowe  v.  Griffiith,  1  Scott,  458; 
Richardson  v.  Boriiiht,  9  Verm.  368 ;  Scan- 
Ian  V.  Wright,  13  Pick.  623:  Gillet  v.  Stan- 
ley, 1  Hill,  121  ;  Salmon  v.  Clagett,  3  Bland, 
141 ;  Myers  v.  Sunders,  7  Dana,  521 ;  Nelson 
V.  Lee,  10  B.  Mon.  49. 

(G)  Scott  V.  Buchanan,  11  Humph.  468. 

(7)  Mackej?  v.  Proctor,  12  B.  Mon.  433. 


(«)  But  see  Somes  v.  Skinner,  16  Mass.  348. 

{h)  But  if  an  infant  (jrantee  remain  in  possession  and  improve  the  land  after  coming  of  age, 
and  oiler  to  sell  it;  this  is  a  ratification.  Robbins  v.  Eaton,  10  N.  H.  562.  The  guardian 
of  an  infant  may  avoid  his  deed.     Freeman  v.  Bradford,  5  For.  270. 
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When  the  conveyance  was  by  feoffment,  entry  was  always  necessary  to 
revest  the  estate,  being  a  proceeding  of  equal  notoriety.  But  if  by  any 
other  mode,  a  new  deed,  after  coming  of  age,  would  at  once  defeat  the 
old  estate,  and  create  a  new  one.  And  it  is  the  general  rule,  that  the 
disaffirmance  of  a  voidable  act  need  only  be  with  the  same  solemnity 
as  the  original  transaction.  A  court  of  equity  will  not  interfere  to 
avoid  the  deed  of  an  inflint.(l) 

9.  In  Massachusetts,  it  has  been  said  that  the  mode  of  avoidinnr  a 
deed  for  infcoicij  is  the  same,  as  that  above  stated  of  avoiding  it  for  du- 
ress. (See  sec.  6.)  Tlie  party  may  re-enter,  either  before  or  after  coming 
of  age.  In  New  York,  it  is  held  that  an  infant  cannot  avoid  his  deed 
before  coming  of  age,  though  he  may  enter  and  take  the  profits  of  the 
land.  He  cannot  reckiim  the  hand  by  a  suit,  unless  he  enter  and  make 
a  new  conveyance,  or  do  some  other  act  of  equal  notoriety  ;  as,  by  de- 
manding possession,  or  declaring  his  intention  not  to  be  bound  by  the 
deed.  If  the  conveyance  were  by  feoffment  and  livery,  he  may  re-enter, 
or  bring  the  writ  "  dumfait,''^  kc.  If  by  bargain  and  sale,  he  cannot  make 
another  valid  conveyance  without  entry,  unless  the  land  is  vacant  land, 
in  which  case  he  may.  If  the  land  is  held  by  a  possession  adverse  to 
him,  it  seems,  another  deed  would  be  no  revocation  of  the  former.  It 
is  doubted,  whether  mere  silence  and  acquiescence  amount  to  a  confir- 
mation.(2)(a) 

(1)  Stearns  on  R.  A.  186;  14  John.  124;  i  Kent,  233  &  seq.  Zouch  v.  Parsons,  3  Burr. 
Burkiiead  v.  CoLson,  2  Dev.  &  B.  78.  I  1794 ;  2  Prest.  on  Convey.  249  ;  1  Pres.  Abs. 

(2)  Worcester  v.  Eaton,  13  Mass.  371.  11,    324. 
379;  Bool  v.  Mix,    17  Wend.  119.     See   2  ' 

(a)  In  Xorth  Carolina,  it  is  held,  that  the  possession  of  one  purchasing  from  an  infiint  is 
adverse,  and  that  the  grantor  cannot  validly  convey  anew,  after  coming  of  age.  Murrav  v. 
Shankiin,  4  Dev.  &  B.  289.  Ifj  after  coming  of  age,  he  writes  upon  the  back  of  the  deed, 
"I  have  signed  the  within  for  the  expressed  purposes,  and,  with  the  desire  to  ratify  it,  affix 
my  hand  and  seal,"  and  delivers  the  deed  anew  ;  it  thereby  becomes  efiectual.     lb. 

In  New  York,  the  deed  of  an  infant  is  not,  as  a  matter  of  course,  superseded  aud  annulled 
by  tiie  mere  execution,  after  he  attains  his  age,  of  another  conveyance,  even  to  a  purchaser 
for  value.     Dominick  v.  Michael,  4  Sandf.  374. 

To  compel  a  purchaser  to  accept  such  second  conveyance,  as  a  valid  title,  it  is  not  suffi- 
cient to  allege  that  no  act  has  been  done,  or  caused  to  be  done,  by  the  infant,  after  coming 
of  age,  in  confirmation  of  the  first  deed.  But  it  must  be  averred,  and  proved,  that  the 
grantor  has,  since  coming  of  age,  by  some  positive  act,  disaffirmed  such  deed.     lb. 

To  enable  the  infant  grantor  to  pass  a  title  when  of  age,  by  a  second  conveyance,  his  pre- 
vious actual  entry  upon  the  land  is  an  indispensable  requisite  in  all  cases,  except  where  the 
infant  has  retained  possession,  or,  at  the  time  of  executing  tlie  second  deed,  the  land  is  wholly 
vacant.     lb. 

So,  in  Georgia,  if  an  infant  execute  a  deed  of  bargain  and  sale  of  land,  the  execution  of 
another  deed  of  the  same  land,  by  the  infant,  after  arriving  at  full  age,  to  a  tliird  person, 
wliile  the  land  is  held  adversely  to  the  infant  under  the  first  deed,  and  without  an  entry  by 
the  infant  for  the  purpose  of  avoiding  the  first  deed,  will  not  enable  the  second  grantee  to 
take  advantage  of  tlie  infancy  to  set  aside  the  first  deed.     Harris  v.  Cannon,  6  Geo.  382. 

The  latter  deed  will  be  void,  in  accordance  with  the  statute  of  32  Henry  VIII.  Harrison 
V.  Adcock,  S  Geo.  G8.  A  deed  was  made  of  land,  by  a  husl>and  and  wife,  she  l>eing  an  infant, 
in  1816,  aud  a  subsequent  deed  of  the  same  land  by"lier  in  1846.  Held,  tlie  latter  deed  avoid- 
ed the  Jbrmer  one,  and  passed  a  good  title.     Youse  v.  Norcross,  12  Mis.  549 

Tlie  voidable  deed  of  an  infant  may  bo  affirmed  by  an  express  ratification,  or  by  acts 
wliich  reasonably  imply  an  affirmance,  or  by  the  omission  to  disaffirm  the  deed  in  a  reasona- 
ble time;  and  what  is  a  rca.sonable  time  is  a  question  of  fact  for  the  jury,  and  must  depend 
on  the  circumstances  of  each  particular  case.     Scott  v.  Buchanan,  11  Humph.  468. 

The  deed  of  an  infant  to  land  is  not  void,  but  voidable  only  at  his  election.     lb. 

Four  years  after  coming  of  age  has  been  held  an  unreasonable  time.  Wallace  v.  Lewis, 
11  Ilarring.  75. 

If  au  infant  purchase  land,  and  execute  notes  for  the  jiurchase-nioney,  or  a  mortgage  of 
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10.  Fraud  avoids  a  deed,  like  other  contracts,  both  in  law  and  equity, 
as  against  the  party  defrauded.  But,  as  the  forms  of  proceeding  in 
equit}'-  are  better  adapted  to  the  discovery  of  fraud,  this  tribunal  is 
generally  resorted  to  lor  the  purpose.  But  even  in  equity  the  evidence 
of  fraud  must  be  clear  and  conclusive.  It  is  said,  that  the  only  fraud 
which  can  be  pleaded  at  laiv  to  avoid  a  deed,  is  not  in  the  consideration, 
but  in  tilt  execution  ;  such  as  a  fraudulent  reading,  the  substitution  of 
one  instrument  for  another,  or  the  obtaining,  by  some  device,  such  an 
instrument  as  was  not  meant  to  be  given.  Delivery  by  fraud  avoids,  as 
well  as  execution  by  fraud.(l)(a) 

11.  Equity  sometimes  avoids  a  deed  as  obtained  bj'  ignorance,  misap- 
prehension or  surprise,  but  only  in  clear  cases.  The  surprise  must  not 
be  a  mere  act  of  imprudence,  but  attended  by  fraud  and  circumvention. 
There  must  be  either  suppressio  veriov  sitggestio  falsi.{2){b) 

12.  Inadequacy  of  consideration  is  sometimes  a  ground  for  the  inter- 
ference of  equity  ;  but  only  where  the  party  did  not  understand  the 
bargain,  or  "was  forced  into  it  by  some  oppression.  But,  it  is  said,  there 
is  no  case  where  mere  inadequacy  of  price  is  a  ground  for  annulling 
even  an  executory  contract,  which  is  capable  of  specific  performance ; 
much  more  for  avoiding  an  executed  agreement.(8)     It  is  said,  inade- 

(1)  4  Cruise,  340;  Abingdon  v.  Butler.  1  |  Gwin,  7  Ired.  Equ.  55;  Gaut  v.  Hunsucker, 
Ves.  208;  Belden   v.   Davies,    2   Hal),  433  ;  {  12  Ired.  254. 

Moss  V.  Davidson,  1  Sm.  &  M.  112  ;     Buck  v.        (2)  lb.  See  Bell  v.   Morse.  6  N.  H.  205  ; 
Sherman,  2   Doug.   176.     See   Ricliardson  v.    Boughton  v.  Sandilands,  3  Taun.  342. 


Boright,  9  Verm.  368  ;  Osterhout  t".  Shoema- 
ker, 3  Hill,  513;  Breckiuridge  v.  Floyd,  7 
Dana,  459.  Jackson  v.  Summerville,  1  Harr. 
(Pen.)  359.  Sec  Haggins  v.  Peck,  10  B. 
Mon.  210;  Stayton  v.  Morris,  4  Harr.  357; 
Eogers  v.   Colt,   1    N.  J.   704;    M'Graw  v. 


(3)  lb. ;  Whitehorni'.  Hines,  1  Munf.  557; 
Cruise  v.  Christopher,  5  Dana,  182;  Mordecai 
V.  Tankersly,  1  Alab.  (N.  S.)  100  ;  Robinson  v. 
Schly,  6  Geo.  515.  See  Raymond  v.  Kelton, 
1  Ten.  415  ;  Amis  v.  Sattertield,  5  Ired.  Equ. 
173. 


the  land  to  secure  it,  he  cannot  disaffirm  the  notes  and  mortgage,  and  claim  the  laud  under 
his  deed.     Weed  t.  Beebe,  21  Vt.  495. 

Where  an  infant  purchased  land,  and  paid  a  part  of  the  purchase-money,  but  executed  no 
mortgage  for  the  security  of  the  residue,  and  afterwards,  upon  an  attempt  being  made  by  tha 
yendor  to  collect  the  residue  by  a  suit,  pleaded  his  infancy  in  bar,  and  thus  defeated  the  suit, 
but  still  retained  the  land,  and,  after  he  became  of  age,  conveyed  the  land  to  a  third  person  ; 
held,  the  vendor  had  a  lien  upon  the  land  for  the  payment  of  that  portion  of  the  purchase- 
money  remaining  unpaid,  and  might  enforce  that  hen  in  Chancery,  without  repaying,  or  ofTer- 
ing  to  repay,  the  amount  which  lie  had  received  towards  the  purchase-money,     lb. 

A  writ  of  entry,  brought  by  husband  and  wife  to  recover  land,  sold  by  her  when  an  infant 
and  unmarried,  is  a  disaffirmance  of  the  sale.     Chadbourne  v.  Racklift",  30  Maine,  354. 

(a)  A  deed  ibunded  in  part  upon  a  fraudulent  consideration  is  wholly  void.  Hafner  t. 
Irwin,  1  Ired.  490. 

{h)  A  bargain  will  be  annulled  in  equity,  if  founded  upon  material  representations  of  mat- 
ters of  fact,  which  are  untrue,  though  inadvertently  made,  through  mutual  mistake,  or  that 
of  the  grantors  alone.  Daniell  v.  Mitchell,  U.  S.  C.  C.  May,  — 40 ;  :^Iaine  Law,  Rep.  Mar. 
— 41,  p^  412. 

Contract,  to  sell  and  pureha.se  a  tract  of  timber  land  in  Maine,  and  that  if,  upon  explora- 
tion, it  did  not  contain  sixty  millions  of  timber,  and  a  stream  adequate  to  convey  log.s  to  tha 
Kennebec  river,  the  agreement  should  be  void.  An  exploration  was  made,  and,  upon  a  fa- 
vorable representation  by  the  agent,  the  purchaser  took  a  deed,  and  made  the  stipulated 
payments.  It  afterwards  turned  out,  that  the  wrong  tract  was  explored,  and  that  the  one  con- 
veyed conta  ned  only  live  millions  of  timber.  Held,  on  a  bill  in  equity  by  the  purchaser,  the 
contract  and  conveyance  should  be  rescinded,  and  the  purchase-money  restored,  lb.  If  an 
ignorant  person  is  induced  to  execute  a  deed  under  the  impression  that  it  will  operate  Ik 
one  way,  when  in  fact  it  operates  in  another,  the  deed  is  void.  Doe  v.  Bennett,  8  Carr.  A 
P.  124. 

Though  fraud,  circumvention,  or  undue  influence  will  avoid  a  deed,  fair  argument  and  per- 
suasion will  not.     Taylor  v.  Taylor,  6  Ired.  Eq.  26. 
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« 
quacv  of  price  cannot  be  set  up  at  law,  because  a  court  of  law  has  no 
power  to  place  the  parties  to  a  conveyance  in  statu  quo.{l) 

13.  It  has  been  held,  in  Massachusetts,  that  where  a  deed  is  obtained 
b}'  fraud  and  imposition,  and  the  grantee  enters,  records  his  deed,  and 
conveys  to  an  ignorant  purchaser,  the  latter  shall  hold  the  land. (2) 

14.  There  are  various  kinds  of  cunstrudive  fraud,  which  furnish  suffi- 
cient ^rounds  for  settino-  aside  a  deed.(a)  As  in  case  of  bonds  or  leases, 
given  as  rewards  for  procuring  marriages  or  omces.  rurchases,  by 
trijstees,  or  quasi  trustees,  of  the  trust  property,  fall  under  the  same 
general  principle.(6)     (See  Trust.) 

15.  Weakness  of  understanding  is  another  ground  for  avoiding  a 
deed.(c)  Upon  this  subject  the  general  principle  is,  that  incompetency 
or  derangement,  if  alleged,  must  be  proved,  and,  when  once  proved  to 
have  existed  at  a  certain  time,  the  burden  is  upon  the  other  p'arty,  to 
show  that  it  did  not  exist  at  the  time  in  question,  or  to  proye  a  lucid 
interval.{d)  ■  Upon  this  subject  there  are  numerous  decisions  and  nice 
distinctions,  which  it  is  foreign  from  the  plan  of  the  present  woik  to 
notice. 

(1)  Robinson  v.  Schly,  G  Geo.  515.  |      (2)  Somes  v.  Brewer,  2  Pick.  184. 


(a)  A  deed,  voidable  for  fraud,  will  be  rendered  valid  by  the  grantor's  acknowledging  and 
leaving  it  with  the  grantee.     Osterhout  v.  Slioemaker,  3  Hill,  513. 

{b)  A  deed  of  settlement,  whereby  the  settlor  is  delivered,  bound  hand  and  foot,  as  to  the 
property  settled,  into  the  power  of  his  trustee,  cannot  be  maintained  in  equity,  without  the 
clearest  proof  that  it  was  n)ade  at  and  with  the  request,  consent,  knowledge,  or  instance  of 
the  settlor;  and  a  solicitor,  who  takes  upon  himself  to  prepare  such  a  deed  for  execution 
by  his  client,  without  the  clearest  evidence  of  the  concurrence  of  the  latter,  does  so,  subject 
to  all  the  consequences  and  liabilities  of  the  deed  being  set  aside,  notwithstanding  the  so- 
licitor may  have  been  influenced  by  motives  for  the  benefit  of  his  client,  in  preparing  the 
settlement.  Therefore,  where  the  plaintiff,  alleged  by  the  defendant  to  be  young  and  extrav- 
agant, applied  to  a  solicitor  to  raise  a  certain  sum  on  mortgage,  and  the  latter,  with  a  view 
to  prevent  the  former  from  dissipating  his  fortune,  tied  up  the  wliole  of  his  property  and 
constituted  himse)f  sole  trustee;  the  court,  on  bill  filed  by  the  plaintiff,  alleging  that  the 
deed  of  settlement  had  been  prepared  without  his  authority,  consent,  or  knowledge,  and 
there  not  being  any  evidence  to  the  contrary,  declared  the  deed  void  in  equity,  and  dn-ected 
a  reconveyance  of  the  trust  property  by  the  trustee.  Moore  v.  Prance,  7  Eng.  Law  & 
Eq.  17. 

(c)  ilere  imbecility  or  folly,  not  amounting  to  lunacy  or  idiocy,  without  actual  or  con- 
structive fraud,  will  not  avoid  a  deed.  Odell  v.  Buck,  21  Wend.  142;  Siemon  v.  Milson,  3 
Edw.  36.  So  with  old  age.  Suttles  v.  Hay,  6  Ired.  Equ.  124.  See  Stewart  v.  Lispen- 
ard,  25  Wend.  255  Where  the  grantor  is  a  drunken  man,  and  there  is  an  agreement  to 
reconvey,  but  on  hard  terms,  a  reconveyance  will  be  decreed  upon  payment  of  what  is 
justly  due.  Morrison  v.  M'Leod,  2  Dev.  &  B.  221.  See  Cruise  v.  Christopher,  5  Dana,  182 ; 
Harbison  v.  Lemon,  3  Blackf.  52.  If  a  grantor  is  so  much  intoxicated  as  not  to  understand 
what  ho  is  doing,  the  deed  is  void,  at  least  as  to  third  persons.  Dulany  v  Green,  4  Hai- 
ring. 285.  Where  an  aged  and  infirm  man  conveyed  to  his  friend  and  physician,  a  money 
cofisideration  being  stated  in  the  deed,  but  not  actually  existing,  the  conveyance  will  be 
held  fraudulent,  Gibson  v.  Russell,  2  Y.  &  Coll.  Cha.  104.  The  heirs  of  a  grantor  cannot 
avoid  liis  deed,  on  the  ground  that  he  was  old  and  iijfirm,  the  deed  was  not  read  to  him, 
and  was  without  consideration  ;  he  having  remained  in  possession  till  his  death.  Kimball 
V.  Eaton,  8  N.  H.  391.  But  a  deed  is  void,  if  the  grantor  had  not  strength  of  mind  and 
reason,  equal  to  a  clear  and  full  understanding  of  the  nature  and  consequences  of  his  act. 
Dicken  v.  Johnson,  7  Geo.  484. 

{d)  Otlierwise,  with  insanity  caused  by  a  violent  disease,  or  otlicr  accidental  or  temporary 
cause.  The  question,  whether  a  delusion  is  temporary  or  habitual,  is  for  the  jury.  Ilix  v. 
Whitlemore,  4  Met.  545  ;  Townshend  v.  Town-shend,  7  Gill,  10.  In  case  of  a  lunatic,  his 
deed  can  be  made  good  only  by  re-execution.  But,  where  a  grantor  merely  labors  under 
feebleness  of  intellect  produced  by  disease,  a  long  acquiescence,  after  his  muid  is  restored, 
will  give  a  good  title.    Jones  v.  Evans,  7  Dana,  96. 
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16.  The  deed  of  a  non  comjyos  is  voidable  by  himself,  his  heirs  or  dey- 
isees.  If  he  is  under  guardianship,  it  is  absolutely  void.{a)  So,  in 
New  York,  a  deed  to  or  from  a  lunatic,  made  before  office  found,  is 
merely  voidable  by  a  privy.     In  Connecticut,  the  deed  of  one  who  is 

'under  a  conservator,  though  made  with  the  consent  of  the  latter,  is  void, 
even  as  a  license.  A  deed  may  be  avoided  by  proof  of  a  feeble  under- 
standing in  the  grantor,  and  undue  influence  over  him  by  the  grantee. 
And,  to  establish  these  points,  all  transactions  between  the  parties, 
whether  previous  or  subsequent,  are  admissible  in  evidence.(l) 

17.  A,  the  demandant,  claims  land  as  heir  ofB.  C,  the  tenant,  ofifers 
xleeds  from  B  to  himself,  which  A  im.peaches,  by  proving  the  old  age 
and  habitual  intemperance  of  B,  and  an  inadequate  consideration.  It 
did  not  appear  that  C  took  possession  under  the  deeds.  Before  making 
the  deeds,  B  devised  the  land  to  D,  a  minor,  providing  that  C  should 
have  possession  of  the  land,  as  guardian,  during  D's  minority.  Held, 
A  was  not  disseized  of  the  land,  (at  the  making  of  the  will)(J)  or  at 
bis  death,  as  the  deeds  passed  no  interest  in  the  land  ;  that  the  will  was 
iiot  revoked  by  the  deeds ;  that  C  was  entitled  to  possession  under  the 
will ;  and  therefore  that  the  action  must  faiL(2) 

18.  Equity  will  set  aside  a  deed  made  by  a  woman  just  before  mar- 
riage, as  being  a  fraud  upon  the  intended  husband.  In  one  case,  a 
recognizance  made  under  these  circumstances  was  set  aside,  though  a 
witness  testified  that  the  husband  consented  to  it;  such  witness  having 
himself  an  assignment  of  the  security.  So  a  conveyance  to  trustees  for 
her  use  will  be  set  aside.(3)  Thus  wliere  a  woman,  just  before  mar- 
riage, secretly,  and  with  the  intent  to  deceive  her  intended  husband, 
Cffnveyed  her  property  to  her  children  by  a  former  husband,  held,  the 
conveyance  was  void  as  to  the  second  husband,  though  the  children 
were  innocent.(4)  But,  a  deed  made  by  a  woman  a  few  days  before 
her  marriage,  of  which  the  husband  had  knowledge  before  the  marriage, 
to  secure  a  debt  due  to  her  daughter  by  a  former  marriage,  is  valid.(5) 

19.  This  principle  has  been  applied  to  the  deed  of  a  widow,  made 
upon  the  eve  of  a  second  marriage.  But  v/here  a  widow,  before  an}'- 
treaty  for  a  second  marriage,  conveyed  publicly  m(;st  of  her  property 
to  trustees,  in  trust  for  herself  during  widowhood,  and,  upon  her  second 
marriage,  for  her  second  son  ;  held,  this  was  a  reasonable  provision  for 
her  son,  and  should  be  sustained.  So  where  a  woman,  in  contempla- 
tion of  marriage  with  a  certain  man,  and  with  his  consent,  convej-ed  to 


(1)  Griswokl  v.  Butler,  3  Conn.  22S  ;  Wait 
V.  Maxwell.  5  Pick.  217  ;  Jackson  v.  Guinaer, 
2  Cow.  552 ;  Somes  v.  Skinner,  16  Mass. 
348 ;   Dicken  v.  Johnson,  7  Geo.  484. 

(2)  Smitliwick  v  Jordan,  15  Mass.  113. 
See  Gould  v.  Womack,  2  Alab.  (N.  S.)  83. 

(3)  Lanee  v  Norman,  2  Rep.  Cha.  41 ; 
Howard  v.  Hooker,  lb, ;  Taylor  v.  Pugh,  1 


Hare,  608;  TuckerV.  Andrews,  1  Shepl.124; 
Jordan  u.  Black,  1  Meigs,  142;  England  v. 
Downs,  2  Beav.  522.  See  McAfee  v.  Fei'guson, 
9  B.  Mon.  475;  Goodson  v.  Whitfield,  5  Ired. 
Equ.  163;  Strong  v.  Menzies,  6  lb.  544. 

(4)  Tisdale  v.  Bailey,  6  Ired.  Eq.  353. 

(5)  Fletcher  v.  Ashley,  6  Gratt.  332. 


(a)  The  possession  of  one,  occupying  by  virtue  of  an  agreement  with  a  non  compos,  is  not 
adverse.  Lewis  v.  Thomas.  3  Hare,  26.  And  his  deed  is  only  voidable,  though  it  be  not  re- 
corded. AUis  V.  Billings,  6  Mot.  415.  A  deed  of  partition  of  anoncompos,  by  his  guardian 
is  good,  till  avoided      Thomas  v.  Hatch,  3  Sumn.  170. 

(b)  As  the  deeds  were  subsequent  to  the  will,  this  was  self  evident. 
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trustees  for  lier  separate  use,  reserviog  a  power  of  revocation,  and  after- 
wards married  another  person,  who  by  duress  induced  her  to  revoke 
the  conveyance,  and  the  parties  subsequently  separated;  the  Court  of 
Chancery  sustained  a  bill  brought  by  the  wife,  to  establish  her  convey- 
ance, and  set  aside  the  revocation. (1) 

20.  The  same  principle  has  been  applied  to  ante-nuptial  conveyances 
made  by  men,  to  defeat  their  intended  wives  of  dower;  as  by  charging 
the  estate  or  vesting  it  in  trustees.  More  especially  is  this  the  case, 
where  the  conveyance  is  in  fraud  of  a  settlement  upon  the  wife.(^)(a) 

21.  A  convej-ance  may  sometimes  be  set  aside  as  fraudulent  against 
the  heirs  of  the  grantor.  Thus,  where  A  received  a  power  of  attorney 
from  B  to  convey  all  his  real  estate,  B  having  pieviousl}^  made  his  will, 
bequeathing  all  his  property  to  A  ;  and,  for  the  purpose  of  turning  into 
personal  propert}^  certain  land  acquii'ed  by  B  alte;*  the  making  of  the 
will,  in  order  that  A  might  take  it  under  the  devise,  A  conveyed  such 
land  to  C,  who  had  notice  of  this  purpose,  taking  C's  notes  for  the  price, 
payable  to  B,  and  also  giving  B  a  lease,  for  his  life,  subject  to  a  rent 
equal  to  the  interest  on  the  notes  ;  and  the  land  remained  in  B's  posses- 
sion till   his  death,  he   having  no  knowledge  of  the  above-mentioned 

,  transactions ;  and  alter  his  death  A  gave  up  the  notes  to  C,  who  had  not 
recorded  his  deed,  C  then  conveyed,  to  A,  who  afterward  caused  his 
■own  deed  to  C  to  iie  recorded ; — held,  a  fraud  upon  B's  heirs,  and  that 
they  should  recover  the  land  Irom  A  by  writ  of  entry. (8) 

22.  It  is  said,  that,  by  the  common  law,  a  deed,  contrary  to  the  pro- 
visions of  a  general  statute,  or  made  for  unlawful  consideration,  or  to 
carry  into  effect  a  contract  uidawful  in  itself  or  made  so  by  a  prohibi- 
tory statute,  is  void  ah  initio. (4:)[h)  * 

28.  Bu!,  in  general,  a  deed  made  for  illegal  or  immoral  consideration 
is  not  void.(c)  Thus,  where  one  makes  a  conveyance  o(  land,  in  con- 
sideration of  an  expected  release  from  a  criminal  prosecution  by  the  in- 
teivention  of  the  grantee,  the  former  cannot  avoid  his  deed.  This  is  in 
analogy  Avith  the  well  settled  rule  concerning  personal  contracts.  An 
executory  contract  may  be  avoided  for  the  cause  above  referred  to;   but 


(1)  Carleton  v.  Dor.set,  2  Y'-rii.  17;  2  Ves. 
264  ;  Cotton  V.  Kin.t;-,  2  I'.  Wins.  358  ;  Slrath- 
niore  v.  Bowes.  2  Bro.  345;  1  Ves.  Juti.  22  ; 
6  Bro.   Pari.  4  27  ;   2  Cox,  28. 

(2)  Mertins  v.  Bennett,  Buiib.  33G  ;  Show. 


Pari.  71;  Palmer  v.  Xeave,  11  Ves.  165. 
(See  Stewart  v.  Stewart.  5  Conn.  317;)  Lon- 
don V.  London,  1  Hunjpl,.  1. 

(3)  Fay  v.  Whiehester,  4  Met.  513. 

(4)  Pli'elps  V.  Decker,  10  Mass.  267. 


(")  But  a  widow  is  not  a  creditor  or  suhsequent  purchaser,  within  the  meaning  of  a  statute, 
wliieh  provides  tiiat  ;in  unrecorded  deed  shall  be  invalid  af^ainst  such  pnrlies.  Norwood  v. 
Marrow,  4  Dev.  k  B.  4t2.  Nor  will  a  convej'ance  to  children  be  in  fr.iud  of  dower,  merely 
becau.-jc  it  is  voluntary,  unless  there  is  an  actual  Iraudulent  intent.  M'Intosh  v.  Ladd,  1 
Humph.  459. 

Oiie  of  the  badges  of  fraud  upon  the  rijrhts  of  his  wife,  to  prevent  her  receiving  any  portion 
ol  his  estate  at  his  death,  is  th'-  retention  by  the  husband  of  the  posse.^sion  of  the  property- 
after  tiie  transfer  ot  the  title,  or  keeping  the  deed  in  his  hands  alter  its  execution.  Hays  v. 
Henry,  1  Maryland  Ch.  Deris.  337, 

Where  the  lm.<i)and  with  a  design  to  deprive  his  widow  of  her  share  of  his  personal 
estate,  bought  lands  with  it,  and  then  executed  conveyatices  thereof,  but  did  not  part 
with  the  possession,  but  lived  upon  and  enjoyed  the  property  until  his  death ;  the  deeds 
were  set  aside,  as  frauds  upon  the  rigiits  of  the  wife.     lb. 

{b)  In  Ohio,  a  deeil  made  for  a  gamliling  consideration   has  been  held  void.     1   Ohio,  403. 

(c)  No  one  can  allege  his  own  illegal  act  to  avoid  his  own  deed.  Watts  v.  Brooks,  3 
Ves.  G13. 
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money  paid  in  pursuance  of  it  cannot  be  recovered  back,  except  where 
oppression  or  extortion  is  practised  by  one  party  upon  the  other,  as  in 
case  of  usury.  In  such  case,  the  parties  are  not  in  pari  delicto.  ^Bat, 
where  a  contract  is  merely  unhiwful,  as  immoral  or  against  public 
policy,  money  paid  caiifcot  be  recovered.  Upon  similar  ground,  a 
grantor  cannot  reclaim  his  laud,  though  the  deed  was  unlawfully  pro- 
cured; because,  in  order  to  do  so^  he  must  appear  as  plaintiff,  not  as 
defendant. (l)(c/) 

24.  It  has  been  held,  that  a  deed,  made  for  the  purpose  of  giving 
the  grantee  a  colorable  qualiiication  to  kill  game,  is  valid  against  the 
gran  tor.  (2) 

25.  There  is  another  class  of  cases  tending  to  show,  that  a  deed,  like 
other  contracts,  founded  upon  an  immoral  consideration,  is  void  both  in 
law  and  equity.  A  familiar  illustration  of  this  princijjle,  is  the  case  of 
a  deed  made  to  a  female  as  the  price  of  prodiiution.  Most  of  the  deci- 
sions upon  the  subject,  however,  relate  not  to  conve!jarices,  but  to  execu- 
tory contracts ;  and  it  may  perhaps  be  doubted  whether  they  are  appli- 
cable in  their  full  extent  to  the  former  class  of  instruments.  In  regard 
to  bonds  or  obligations  given  under  these  circumstances,  the -distinctioa 
seems  to  be  well  established,  that  if  made  with  a  view  to  future  coha- 
bitation they  are  void ;  while,  if  made  solely  for  the  support  of  the 
woman,  they  are  good  at  law,  and  equitj^  will  not  relieve  against  them. 
Nor  is  it  material,  in  the  latter  case,  whether  there  were  seduction  or 
not.  So,  although  the  obligee  of  the  bond  was  a  com  mem  prostitute,  it 
will  not  be  set  aside  in  equity.  But  equity  will  not  sustain  a  bond 
given  by  a  married  man  to  a  woman  whom  he  has  seduced,  and  who 
Jinew  him  to  be  married.(3) 

26.  It  has  been  held  in  Virginia,  that  where  a  man  marries  a  woman 
by  whom  he  has  previously  had  children,  he  may  make  a  valid  settle- 
ment, as  against  creditors,  upon  the  children  as  well  as  the  wife;  the 
law  regarding  them  as  purchasers.(4) 

27.  In  South  Carolina,  it  has  been  held  that  a  deed  made  in  consi- 
deration of  future  illicit  cohabitation  is  void ;  but  not  one  made  during 
such  cohabitation.  The  statute  of  that  State,  prohibiting  a  person  hav- 
ing a  wife  or  children  from  settling  upon  or  conveying  to  a  woman, 
with  whom  he  lives  in  adultery,  more  than  one-Fourth  of  his  estate, 
does  not  render  valid  contracts  otherwise  void,  but  recognizes  the  right 
to  make  compensation  for  a  wrong  inflicted. (5) 

2S.  It  is  the  general  rule  of  law,  that  a  deed  is  void  if  made  by  one, 
who,  though  having  a  legal  right  to  land^  is  at  the  time  of  conveyance 
disseized.-(i)  The  law  Avill  not  permit  any  person  to  sell  a  quarrel,  or,  as 
it  is  comm.only  termed,  a  pretended  title.     Such  eonveyan-ce  is  an  offence 


(1)  "Worcester  u  Eaton,  11  Ma.ss.  36S. 
'  (2j  Doe  V.  Roberts,  2  B.  &  A.  367. 

(3)  Walker  v.  Perkins,  3  Burr.  1508;  1  BI. 
S.  517;  Gray  v.  Mathias,  5  Ves.  286;  An- 
nandale  v.  Harris,  2  P.  Wms.  432;  Cray  r. 


Rooke,  For.  153;  1  Bro.  Pari.  250;  Turner 
V.  Vau^han,  2  Wils.  339;  Hill  v.  Spencer, 
Amb.  641  ;  Priest  v.  Parrot,  2  Ves.  160. 

(4)  Coutts  V.  Green  how,  2  Munf.  363. 

(5)  2  S.  C.  Cons.  R.  279. 


(a)  But  in  case  of  a  lease,  made  for  an  object  which  by  statute  is  illegal;  no  action  lies 
ipon  the  covenants.  Gas,  &c.  v.  Turner,  6  Bing.  N.  324. 

(6)  On  the  other  hand,  a  disseizor  may  by  liis  alienation  pass  a  title,  subject  to  the  para- 
inount  right  of  the  disseizee.     Flagg  v.  Mann,  2  Sumner,  490- 
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at  common  law  and  bj  a  statute  of  Henry  VIII ;  and  it  has  been  said, 
there  is  none  more  deserving  of  animadversion. (1) 

2^  The  possession  of  other  parties  than  the  grantor  of  course  is  not 
necessarily  adverse,  but  must  be  proved  to  be  of  this  character.  It 
need  not  be  under  a  valid  title.(2)  ♦ 

30.  In  the  case  above  referred  to,  the  grantor  retains  his  title,  and 
may  bring  a  suit  against  the  party  in  possession.  Nor  is  it  any  defence 
to  such  action,  that  the  action  is  brought  at  the  expense  and  for  the  use 
of  the  graptee.  Neither  the  common  law  nor  the  Statute  of  Henry 
VIII  provides,  as  a  penalty  for  maintenance,  a  forfeiture  of  the  land  • 
nor  was  such  penalty  ever  imposed  in  England,  Massachusetts,  or  Nev;- 
York.  In  Maine,  as  early  as  1797,  a  case  occurred,  in  which  an  action 
was  defeated  upon  this  ground. (a)  But  Mr.  Dane,  who  mentions,  also 
questions  this  case,  and  in  1810  it  was  overruled  as  Jiastily  decided.  A 
convej'ance  of  this  nature  has  been  compared,  in  argument,  to  the  case 
of  one  who  sells  goods,  knowing  that  they  are  to  be  used  unlawfully,, 
and  who  can  maintain  no  action  for  the  price.  But  the  distinction  was 
taken  by  the  court,  that,  in  the  sale  of  a  dormant  title  to  land,  there  is 
no  contract  between  the  seller  and  the  party  in  possession.  The  latter 
can  gain  no  right  by  the  offence  of  the  former;  he  cannot  purge  his 
Yv^rong  to  the  demandant,,  by  showing  that  the  demandant  has  wronged 
the  public.  The  deed  is  void  as  such,  and  can  operate  only  by  estoppel. 
The  grantee  could  maintain  no  action  for  the  land,  and  the  grantor,  after 
recovering  it,  may  convey  to  a  third  person,  wha  will  hold  against  the 
first  grantee.(S)  Nor  does  it  appear,  from  the  record,  that  the  action  i& 
brought  to  enforce  an  unlawful  contract.  And  the  deed  is  valid,  ex- 
cept as  against  the  adverse  occupant  or  those  claiming  under  hinl 
Thus,  if  the  occupant  quits  possession,  the  grantee  may  enter.  So  he 
may  maintain  ejectment  against  a  third  person.(3) 

31.  So,  where  the  defendant  in  a  real  action  sets  up  a  release  made 
pending  the  suit,  it  is  no  answer  to  this  defence,  that  he  knew  of  a  con- 
veyance made  by  the  denaandant,  and  that  the  suit  is  brought  for  the 
grantee's  benefit.  The  law  will  not  avoid  such  release,  to  give  effect  to 
an  illegal  act. (4) 

32.  A,  being  disseized,  conveys  to  B,  giving  him  authority  to  sue  for 
the  land.  B  brings  an  action,  and  A  executes  a  release  to.  the  tenant. 
B  then  brings  an  action  on  the  case  against  A,  to  recover  the  costs  and 
charges  of  the  former  suit.  Both  A  and  B  knew  of  C's  adverse  pos- 
session. Held,  the  action  was  founded  on  a  breach  of  law,  and  could 
not  be  sustained.     The  remedy,  if  any,  would  be  upon  the  covenant  of 


(1)  Lit.  347,  5  Mass.  236-7  ;  Swett  v.  Poor, 
7,  77  ;  11  Mass.  554  ;  Partridge  v.  Slrauge,  1 
Plow.  88. 

(2)  Com.  V.  Dudley,  10  Mass.  403;  Thur- 
man  v.  Cameron,  24  Wend.  87. 

(3)  Brinlcy  v.  Whiling,  5  Pick.  348 ;  Jack- 


son V.  Brinckerhofi".  5  John.  500 ;  3  John. 
Gas.  101 ;  Williams  v.  Jackson,  5  John.  500  ; 
6  Dane,  743;  5  Pick.  358-9-60;  Livingston 
V.  Prosens,  2  Hill,  526. 

(4)  Everenden  v.  Beaumont,  7  Mass.  76. 


(a)  Aliter,  by  .statute.     Rev.  St.  371. 

{b)  It  has  been  said,  that  such  recovery  will  enure  to  tlie  grantee's  benefit.  Livingston  v. 
Prosens,  2  Hill,  526.  Probably,  however,  tiie  law  is  correctly  stated  in  the  text.  That  the 
rule  is  somewliat  qualified,  where  a  title  obtained  during  a  disseizin  is  set  up  iu  defence,  by 
way  of  rebutter,  see  Wade  v.  Lindsey,  6  Met.  407. 
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seizin. (a)     So  a  bond,  given  for  the  purc]iase-money  of  land  in  the  ad- 
verse possession  of  another,  is  void.(l)(i) 

83.  It  has  been  intimated,  that  the  ])urchase  of  a  dormant  title  is  an 
offence,  only  when  made  luitUnghj^  to  disturb  the  possession.  It  is  said, 
by  the  policy  of  the  law  and  in  virtue  of  ancient  statutes,  where  a 
grantor  is  disseized  and  the  grantee  knoivs  it^  perha2:)s^  the  conveyance  is 
void.  But  not  Avhere  the  parties  are  ignorant  of  the  fact,  as  where 
they  live  at  a  distance  from  the  land.  In  Massachusetts,  there  have 
been  numerous  grants  by  proprietors  who  were  disseized ;  recoveries 
had  in  the  name  of  the  grantors ;  and  then  the  grantees  have  entered. 
Hence,  it  is  said,  only  those  in  possession  at  the  time  of  the  convey- 
ance can  avail  themselves  of  the  grantor's  want  of  seizin. (2) 

34.  In  NeAV  York,  also,  a  distinction  has  been  suggested,  between 
the  sale  of  a  pretended  title  as  a  matter  of  speculation,  and  that  of  a 
valid  right ;  and  in  the  same  State  it  is  held,  that  the  doctrine  of  main- 
tenance does  not  apply,  where  both  the  grantor  and  the  occupant  were 
under  an  equitable  obligation  to  convey  the  land. (3) 

35.  In  other  cases  in  ^^assachusetts  it  is  said,  that  the  ignorance  of 
the  parties  makes  no  difference  as  to  the  legal  effect  of  the  transaction 
in  question.  And  in  still  another,  (which  probably  is  the  most  accurate 
statement,)  that  knowledge  maj^  be  necessary  to  maJce  the  transaction 
cnminal.{4:)(c) 

36.  To  constitute  adverse  possession,  there  must  he  j^edis  jwssessio,  or 
a  substantial  enclosure ;  but  xin  artificial  fence  or  other  erection  is  not 
necessary.  A  river,  mountain  or  continued  ledge  of  rocks,  by  which 
the  intrusion  of  cattle  is  prevented,  is  sufficient.  Tiiere  is  no  adverse 
possession,  unless  the  party  entered  bona  fide.{5) 

37.  A  deed  given  by  one  who  has  no  written  title,  but  claims  in  vir- 
tue of  a  settlement,  is  no  proof  of  title,  if  the  fact  of  his  never  residing 
upon  the  land  clearly  appears. (6) 

38.  The  statute  against  the  sale  of  pretended  titles  does  not  embrace 
merely  equitable  rights.  And  a  sale  by  a  cestui  que  trust  does  not  con- 
stitute maintenance,  though  the  trustee  contests  the  title.(7)((i) 

39.  Where  an  owner  formally  and  peaceably  enters  upon  the  land, 
a  conveyance  by  him  is  valid,  notwithstanding  an  adverse  possession, 
and  though  the  grantee  knows  the  title  is  in  dispute.(S) 


(1)  Swett  V.  Poor,  11  Mass.  549  ;  Breckin- 
ridge «;.  Moore,  3  B,  Monr.  635. 

(2)  Somes  v.  Skinner,  3  Pick.  61-2. 

(3)  3  John.  Cas.  105;  Cameron  v.  Irwin,  4 
Hill,  272. 

(4)  Wolcot  V.  Knight,  6  Mass.  420;  Ever- 
enden  v.  Beaumont,  7,  78. 


(5)  Jackson  v.  Halstead,  5  Cow.  216;  Liv- 
ingston V.  Peru,  &c  ,  9  Vend.  511. 

(6)  Iloak  V.  Long,  10  S.  &  R.  9. 

(7)  Wood  V.  Griffith.  1  Swanst.  55;  Allen 
V.  Smith,  1  Leigh,  231;  Baker  t;.  Whiting,  3 
Sumn.  476. 

(8)  Birthright  v.  Hall,  3  Munf.  536 ;  War- 
ner V.  Bull,  13  Met.  1. 


(a)  It  has  been  doubted,  whether  such  an  action  could  be  maintained.  Williams  v.  Ho- 
gan,  Meigs.  187. 

(6)  But,  if  a  deed  is  obtained  by  fraud,  equity  will  not  allow  the  grantee  to  aver,  that  the 
grantor  was  disseized,  and  therefore  incapable  of  conveying  a  title.  Harding  v.  Randall,  3 
Shepl.  332.  And  a  court  of  equity  will  not  afford  relief  to  the  occupant  of  real  e.statc,  on 
the  ground  of  an  attempted  conveyance  by  oiie  disseized.     Keneda  v.  Gardner,  4  Hill,  469. 

(c)  III  Tennessee,  thefoirness  and  good  faith  of  the  transaction  have  no  bearing  on  its  legal 
validity.     Gass  v.  Maloney,  1  Humph.  452. 

(d)  A  devisee  for  life,  if  disseized,  cannot  convey.     AVebster  v.  Gilman,  1  Story  R.  499. 
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40.  A  deed  from  the  State  i^  good,  notwithstanding  adverse  posses- 
sion of  the  ]and.(l) 

41.  AVbere  an  occupant  claims  as  heir  or  tenant  of  a  mortgagor,  this 
is  not  an  adverse  possession,  which  will  avoid  a  deed  from  the  mort- 
gagee or  his  assignee  upon  foreclosure. ('.^) 

42.  Deed  of  three  pieces  of  land,  and  an  adverse  possession  of  one 
of  them.     The  deed  is  valid  as  to  the  others.(3) 

43.  The  rule  of  law  against  the  sale  of  pretended  titles  may  be  con- 
sidered as  for  the  most  })art  adopted  into  American  jurisprudence,  and 
is  generally  affirmed  by  express  statute;  but  in  some  of  the  States  it 
has  been  modified  or  abolished.  The  common  law  rule  has  been  re- 
cognized in  Massachusetts  and  Indiana.  In  Massachusetts,  there  is  no 
statute  on  the  subject ;  but  the  act  has  always  been  unlawful.  It  is 
doubtful,  whether  the  statutory  penalty  is  incurred  ;  but  it  may  be 
punished  by  fine  and  iniprisonment.  In  Maine,  where  one  has  the 
right  of  entry,  though  disseized,  his  conveyance  is  good.(4)(a) 

44.  In  Connecticut,  the  seller  and  buyer  forfeit,  each  one-half  the 
value  of  the  land.(5)(Z/) 

45.  But  in  Pennsylvania,  though  not  expressly  abrogated,  the  rule  is 
held  not  to  be  in  force.(6)(c) 


(1)  Jackson  v.  Gumaer,  2  Cow.  552. 

(2)  Jackson  v.  Jackson,  5  Cow.  173. 

(3)  Doodraan  v.  Newell,  13  Conn.  75. 

(4)  Fite  V.  Doe,  1  Ind.  127;  Galbreath  v. 
Doe,  8  Blackf.  3G6;  Michael  v.  Nutting,  1 
Smith,  291 ;  "Wellraan  v.  Hickson,  1  Smith, 


407;  Brinley  j;.  "Whiting,  5  Pick.  356;  Me. 
Rev.  St.  371. 

(5)  Con.  St. ;  Hinman  v.  Hinman,  4  Conn. 
575;  Hyde  V.  Morgan,  14  Conn.  184. 

(6)  Cresson  v.  Miller,  2  Watts,  272. 


(«)  It  is  said  by  Judge  Storj',  that  the  old  law  on  this  subject  is  not  fully  adopted.  Baker 
V.  Whitney,  3  Sumn.  476. 

(&)  In  Connecticut,  a  quit-claim  deed  is  a  primary  conveyance,  and  vests  in  the  releasee 
all  the  interest,  even  in  fee,  which  the  releasor  possesses.   Sherwood  v.  Barlow,  19  Conn.  471. 

A  school  district  had  been,  for  more  than  30  years,  in  the  adrerse,  exclusive  possession  of 
a  piece  of  land,  on  which  they  had  erected  a  .school-house,  and  used  it  for  the  purposes  of  a 
school.  A,  the  adjoining  proprietor,  claiming  a  title  to  the  premises  from  his  ancestor,  ex- 
ecuted his  quit-claim  deed  thereofto  B,  who  received  it,  with  full  knowledge  thai;  the  district 
was  tiius  in  adverse  possession.  Held,  1.  That  a  qiiit-claim  deed  is  an  alienation,  within  the 
meaning  of  tiie  statute  against  selling  pretended  titles ;  2.  That,  from  a  possibility  of  a  dissolu- 
tion of  the  district,  A  did  not  possess  a  reversionary  interest  which  he  could  convey  by  deed, 
as  it  did  not  appear  tliat  the  district  held  under  a  title  derived  from  A,  or  his  ancestor;  3, 
That  the  district,  as  disseizors,  had  acquired  a  perfect  title  in  fee ;  4.  That  B  was  liable  to 
the  penalty  of  the  statute  for  receiving  the  deed.     lb. 

To  constitute  an  ouster,  by  the  entry  and  possession  of  another  person,  within  the  statute 
against  selling  pretended  titles,  an  actual  exclusive  possession  as  owner  is  sufficient.  Sher- 
wood V.  Waller,  20  Conn.  262. 

In  1817,  a  school-district  took  possession  of  certain  land  and  built  a  school-house  thereon, 
which  tiie^'  occupied  lor  a  school  till  1845,  when  it  was  burned.  The  district  thereupon  con- 
tracted with  A  for  a  purchase  of  the  land,  received  a  deed  of  it  from  him,  and  built  a  new 
schooMiouso  on  tlie  site  of  tlio  old  one,  which  they  ever  afterwards  exclusively  occupied, 
claiming  tiio  right  to  do  so  under  tlieir  deed.  In  1847,  the  district  being  thus  in  possession, 
A  conveyed  to  B.  Held,  A,  at  tlio  time  of  the  latter  conveyance,  was  ousted,  witliin  the 
statute.     lb. 

So,  although  the  agent  of  the  district  kept  A's  deed  of  1845,  and,  contrary  to  A's  expec- 
tation.*, neglected  to  pay  the  purchase-money.  Held,  the  deed  to  B  was  not  merely  a  con- 
veyance of  A's  lien  for  the  price,  but  an  alienation  of  the  land.     lb. 

(c)  So  in  Vermont.  Ilibbard  v.  Hurlbut,  10  Verm.  170.  In  the  same  Slate,  a  mortgage 
cannot  bo  legally  assigned,  where  there  is  an  adverse  possession.  Converse  v.  Searls,  10 
Verm.  578.  In  the  same  State,  the  covenants  are  binding;  and  a  deed  to  the  occupant  is 
valid.     Rev.  St.  315. 

A  contract  for  the  sale  of  real  estate,  of  which  a  third  person  i.s  in  adverse  possession,  is 
not  corrupt,  as  against  the  policy  of  law,  nor  is  it  prohibited  by  the  statute.    The  effect  of 
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46.  So,  iu  New  Hampshire,  it  is  no  offence  to  purchase  lands  held 
adversely,  and  it  is  the  general  impression  that'  such  purchase  is  not 
invalid  in  law.(l) 

47.  In  New  York,  a  person  disseized  cannot  convey  except  by  way 
of  mortgage.  Conveying  land  is  a  misdemeanor,  unless  the  grantor  has 
had  possession  for  one  year  preceding.  But,  as  between  the  parties,  a 
deed  passes  the  title.(2J(a)  » 

48.  In  South  Carolina  and  North  Carolina,  a  purchase  of,  or  con- 
tract for,  the  title  to  real  estate  is  forbid,  unless  the  seller  or  those 
under  whom  he  claims  have  been  in  possession,  or  had  the  reversion, 
or  the  rents  and  profits,  a  whole  year  previously.  The  seller  forfeits 
the  land,  and  the  buyer  its  value.  But  one  in  possession  may  purchase 
a  pretended  title.(S) 

49.  In  Kentucky,  by  an  act  of  1824,  a  conveyance  of,  or  contract 
for,  land  held  adversely,  is  void,  and  the  vendor  retains  his  title.(4)(i) 

50.  In  Kentucky  and  Tennessee,  there  must  be  an  adverse  possession, 
and,  if  the  seller  be  a  non-resident,  such  possession  must  be  by  deed. 


(1)  Haddock  v.  Wilmarth,  5  N.  H.  181. 

(2)  »N.  T.  Key.  St.  739  ;  2,  691;  Living- 
ston V.  Prosens,  2  Hill,  526.  See  Mott  v. 
Small,  20  Wead.  212;  Webb  v.  Bindon,  21, 
98. 


(3)  1  Brev.  Dig.  101-2;   1  K  C.  Rev.  St. 
260 ;   Hoppiss  v.  Eskridge,  2  Ired.  Eq.  54. 

(4)  Wash  V.  M'Brayer,  1  Dana,  566,  2,  68. 


the  statute  is  merely  to  prevent  the  trajisfer  of  the  legal  title  of  land,  in  the  possession  of  a 
third  person,  claiming  adversely  to  the  grantor.     Edwards  y.  Parkhurst,  21  Verm.  472. 

But  a  deed,  executed  wiiile  a  third  person  is  in  possession,  adverse  to  the  grantor,  conveys 
to  the  grantee  an  equitable  title;  and,  if  he  commence  an  action,  in  the  name  of  the  grantor, 
to  recover  the  possession,  his  equitable  interest  will  be  protected  against  any  interference  on 
the  part  of  the  grantor.     lb. 

The  statute  of  Vermont,  which  declares  conveyances  void  by  reason  of  adverse  possession, 
is  simply  in  aEBrmance  of  the  common  law  ;  and  the  decisions  at  common  law  are  applicable 
under  it.  The  conveyance  is  only  void,  as  to  the  person  holding  adversely  at  the  time,  and 
those  who  subsequently  come  in  under  him ;  and,  as  to  ail  others,  it  is  valid.  And,  even 
as  against  him,  the  conveyance  is  so  far  good  between  the  parties,  that  a  recovery  in  the 
name,of  the  grantor  or  lessor  will  enure  to  the  benefit  of  the  grantee  or  lessee.  [Bennett, 
J.]     University,  &c.  v.  Joslyn,  21  Vt.  52. 

(a)  One  whose  wife  may  inherit  land,  from  a  claimant  out  of  possession,  may  lawfully 
maintain  the  suit  of  such  claimant  to  recover  the  land,  under  an  agreement  to  have  the 
whole  avails  of  the  recovery.  Accordingly,  where  a  person,  claiming  title  to  land  which 
was  held  adversely,  executed  a  power  of  attorney  to  her  son-in-law  to  bring  suits  in  her 
name  for  the  land,  but  for  his  own  benefit,  it  was  held,  that  the  transaction  was  legal.  Gil- 
leland  v.  Failing,  5  Denio,  308. 

(6)  But,  for  one  to  enter  upon  land  tortiously,  and  while  in  possession,  obtain  a  release  of 
the  outstanding  title,  without  collusion,  is  not  an  offence  against  the  champerty  act,  even 
though  he  forcibly  entered  with  this  purpose.  Adams  v.  Buford,  6  Dana,  411;  Chiles  v. 
Jones,  7,  529.  Xeither  party  can  maintain  an  action  for  the  land  against  the  occupant; 
but  it  has  been  doubted  whether  a  provision  for  its  forfeiture  is  constitutional.  A  champer- 
tous  deed,  made  after  suit  commenced,  is  no  bar.  Chiles  v.  Conley,  9,  387  ;  Sheperd  v. 
M'lntire,  5  Dana,  576.  A  conve_yance  made  to  complete  a  contract  which  was  lawful  at  the 
time,  is  not  champertous.  Cardwell  v.  Sprigg,  7,  37.  If  the  sale  is  abandoned,  the  grantor 
may  recover  tlie  land  from  tlie  adverse  occupant.  So  also,  he  may  recover  it  from  the 
grantee.  A  bill  of  discovery  is  th.e  proper  process  for  ascertaining  whether  a  suit  is  brought 
for  the  benefit  of  the  grantee.  Cliiles  v.  Jones,  7,  529.  To  a  bill  in  equity  against  heirs, 
for  the  conveyance  or  confirmation  of  land  sold  by  the  ancestor,  champerty  is  a  good  de- 
fence. But  this  groui^d  of  application  to  set  aside  a  deed  is  not  favored  in  Chancery, 
especially  when  made  by  heirs  after  great  lap;^  of  time.  Bryant  v.  Hill,  9  Dana  67.  See 
Thru.stoti  v.  Masterson,  lb.  256 ;  Beaty  v.  Hudson,  lb.  322;  WickHffe  v.  Wilson,  2  B.  Monr. 
43 ;  Griffith  v.  Dicken,  2  lb.  23 ;  Chrisman  v.  Gregory,  4  lb.  480. 

In  Kentucky,  tlie  act  of  1824  does  not  apply  to  sales  made  under  decrees  of  court.  Little 
V.  Bishop,  9  B.  Mon.  240. 
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devise,  or  inliCTitance.(a)  The  prohibition  does  not  apply  to  a  convey- 
ance in  fulfilment  of  a  bona  fide  contract,  made  prior  to  any  adverse 
possession. (1)  So,  in  Tennessee,  where  a  person  holding  lands  ad- 
versely, assents  to  the  purchase  thereof,  by  a  third  person,  such  pur- 
chase is  not  champertous.(2) 

61.  In  Ohio,  it  seems  there  is  no  law  against  champerty  and  main- 
tenance. Bat  the  purchase  of  land,  from  one  against  whom  a  suit  is 
pending  for  it,  is  void,  except  against  himself,  if  he  prevails.  A  release 
passes  the  title,  notwithstanding  an  adverse  possession. (3) 

52.  In  Arkansas,  Illinois(6)  and  Missouri,  a  deed  is  valid,  though 
there  be  an  adverse  possevSsion.(4)(c) 

53.  A  deed  may  be  avoided  by  rasuj^e,  alteration,  or  interlineation. 
The  general  rule  seems  to  be,  that  an  alteration  made  by  the  obligee 
himself  will  avoid  the  deed,  whether  in  a  part  material  or  immateiial, 
or  even  if  advantageous  to  the  other  party.  But  an  immaterial  altera- 
tion by  a  stranger  does  not  avoid  the  deed.  A  writing,  indorsed  upon 
the  deed  at  the  time  of  sealing  and  delivering  it,  though  after  the  sign- 
ing, is  not  an  alteration,  but  a  part  of  the  deed.{o){d) 

54.  The  above  principle,  that  alteration  avoids  a  deed,  has  been,  for 
the  most  part,  limited  to  executory  contracts,  and  held  inapplicalile,  in 
its  strictness,  to  conveyances,  executed  either  by  livery  of  seizin  or  the 
statute  of  uses,  by  which  an  estate  actually  passes,  not  liable  to  be  di- 


(1)  Ten.  St.  1821,  12;  Sims  v.  Cross,  10 
Yerg.  460  :  Cardwell  v.  Sprigg,  1  B.  Moiir. 
370. 

(2)  Mclntire  v.  Patton,  9  Humph.  447. 

(3)  Walk.  Intro.  297,  351,  352;  Hall  v. 
Ashb3%  9  Ohio,  96. 

(4)  Illin.  Rev.  L.  130  ;  Misso.  St.  119;  Ark. 
Rev.  St.  189. 

(5)  Pigot's  case,  11  Co.  27  ;  Shep.  Touch. 
69 ;  Woodward  v.  Aston,  1  Ventr.  297 :  Jack- 


son V.  Malin,  15  John.  293  ;  Speako  v.  U.  S.,  9 
Cranch,  28  ;  WooUey  v.  Constant,  4  John  54 ; 
Co.  Lit.  225  b,  n,  136;  1  Rep.  in  Cha.  100; 
Magennis  v.  M'Cullough,  1  Gilb.  R.  236; 
Flint  V.  Brandon,  1  N.  R.  73 ;  Cutts  v.  U  S., 
1  Galli.  71;  Henfree  v.  Bromley,  6  K.  309; 
Lyburn  v.  Warrington,  1  Star.  R.  162  ;  Mor- 
ris V.  Vanderen,  1  Dall.  67 ;  Barrett  v.  Thorn- 
dike,  1  Greenl.  73  ;  Johnson  v.  Bank.  &c.,  2 
B.  Monr.  310;   Lee  v.  Alexander,  9  lb.  25. 


(a)  In  the  same  State,  (Tennessee,)  particnlar  provision  is  made  against  champerty,  in  the 
purchase  of  Indian  reservation  suits.  St.  1827,  78.  Where  a  third  person  is  in  possession, 
under  a  written  assurance,  such  possession  embraces  all  the  land  included  therein,  and  a 
conveyance  by  an  adverse  claimant  will  be  void.  Pickens  v.  Delozier,  2  Humph.  400. 
Otherwise,  where  the  pos.session  is  without  any  writing.  lb.  See  Bullard  v.  (.'opps,  2 
Humph.  409.  A  release  of  dower,  before  assignment,  to  an  heir  not  in  possession,  is  not 
champertous,  it  seems.     Ross  v.  Blair.  Meigs,  525. 

A  purchase  of  slaves  in  tlie  possession  ol  the  vendor,  although  made  with  knowledge  of 
an  outstanding  claim,  does  not  amount  to  champerty.     Dunbar  v.  McFall,  9  Humph.  505. 

[h)  But  maintenance,  defined  as  the  sustaining  of  another^s  suit,  is  punishable.  Illin.  Rev. 
L.  195. 

(c)  The  sale  of  property  not  actually  in  litigation,  is  not  prohibited  by  the  Spanish  law, 
unless  the  .sale  be  made  to  some  person  "more  powerful,  artful,  or  obstinate"  tlian  the  ven- 
dor, for  the  purpose  of  throwing  difSculties  in  the  way  of  another,  who  claims  it.  Wiiiie  v. 
Gay,  1  Te.xa.s,  384. 

As  the  general  rule,  the  same  interests  which  can  be  conveyed,  may  also  be  taken  and 
sold  by  process  of  law,  and  vice  versa.  Hence,  in  general,  an  execution  cannot  be  levied 
upon  the  right  of  one  disseized.  It  is  otherwise  in  Kentuckj'.  But  tlie  interest  must  be 
disposed  of  as  land,  without  any  estimate  of  the  adverse  title.  Frizzle  v.  Veach,  1  Dana, 
211.  A  purchaser  from  the  sheriff  cannot  sell  such  title.  Violelt  ^  Violett,  2  Dana,  325. 
In  New  York,  whether  adverse  possession  Avoids  a  sheriff's  deed,  seems  a  doulitful  point. 
4  Wend.  474. 

(d)  With  regard  to  the  annexation  of  a  schedidc,  see  Weeks  v.  MaiUardet,  14  E.  568.  As 
to  rasures,  &c.,  in  the  record  of  deeds,  see  Mass.  St.  1844,  289.  As  to  what  constitutes  al- 
teration, see  Morrill  v.  Oti.s,  12  N.  H.  466, 
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vested  by  the  loss  or  destruction  of  the  instrument.(a)  So,  where  a 
blank  was  left  in  a  deed  for  the  date,  which  the  grantee  filled  up,  but 
no  fraud  or  imposition  was  shown ;  held,  the  date  was  an  immaterial 
part  of  the  deed,  and  the  alteration  did  not  avoid  it.(l) 

55.  A  deed  is  said  to  be  avoided,  by  a  stranger's  filling  a  blank  with 
a  Christian  name,  even  with  consent  of  the  obligor.  But  the  name  of 
a  country  is  held  an  immaterial  alteration.  The  erasure  of  the  descrip- 
tion of  a  party  has  been  held  to  avoid  the  deed^  though  it  seems  the  estate 
remains.(2)  But  an  alteration,  excluding  a  part  of  the  land,  which  was 
included  by  mistake,  has  been  held  not  to  avoid  the  deed.(3)(&) 

56.  In  New  York  it  is  held,  that  the  alteration  of  a  deed  by  one 
claiming  a  benefit  under  it  is  a  bar  to  an  action  upon  such  deed,  though 
the  alteration,  it  seems,  is  immaterial.  Otherwise,  if  by  a  stranger, 
without  consent  of  the  party.  With  regard  to  executed  conveyances, 
where  the  thing  conveyed  lies  in  grant;  an  alteration  divests  the  estate, 
if  made  by  the  party  himself,  though  immaterial. (c)  But  where' a  rent, 
though  lying  in  grant,  is  created  b}'  indenture,  each  part  being  executed 
by  both  parties ;  even  though  the  grantee  alters  his  own  part  materially, 
yet  both  the  right  of  action  and  the  estate  remain,  because  the  part  re- 
maining with  the  grantor  is  an  original.  Where  a  deed  operates  by 
transmutation  of  possession — as  in  the  case  of  corporeal  hereditaments — 
even  a  material  and  fraudulent  alteration  does  not  avoid  the  deed. 
It  may  still  be  offered  to  prove  a  right  or  title  created  by  its  exe- 
cution, as  evidence  of  any  collateral  fi^ct.  But  it  avoids  the  covenants, 
though  the  deed  is  over  thirty  years  old. (4) 

57.  In  the  same  State,  where  the  addition  of  junior  in   the  name  of 


(1)  Hatch  V.  Hatch,  9  Mass.  307  ;  Whiting 
V.  Daniel,  1  Hen.  &  M.  391  ;  Holbrooke.  Tir- 
rell,  9  Pick.  105;  F.irrar  v.  Farrar,  4  N.  H. 
191  ;  Gilberts.  Bulkley,  5  Conn.  262  ;  4,  550: 
Hebblewhite  v.  M'Moriiie,  2  Nich.  &  C.  51 ; 
Chessman  v.  Whittemore,  23  Pick.  231;  Her- 
rick  V.  Malin,  22  Weud.  388. 


(2)  Co.  Lit.  35  b,  n.  1 ;  Doe  v.  Hirst,  3 
Star.  R.  60. 

(3)b  Hall  V.  Chandless,  4  Bing.  123. 

(4)  Lewis  V.  Payn,  8  Cow.  71  ;  (Jackson  v. 
Anderson,  4  Wend.  474 ;  lb.  585  ;)  Herrick  v. 
Malin,  22,  388;  Van  Brunt  v.  Van  Brunt,  3 
Edw.  14.  Agriculturist,  Ac,  4  Eng.  L.  &  Equ. 
211. 


(a)  Even  wliere  a  deed  is  made  without  consideration,  being  good  at  law,  if  lost  before 
registration,  Cliancery  will  set  it  up,  and  decree  the  execution  of  a  new  conveyance.  Plum- 
mer  v.  Baskerville,  1  Ired.  Equ.  252. 

(b)  Power  of  attorney,  appomting  "B"  to  be  the  attorney.  It  was  delivered  to  Henry  B, 
the  party  really  intended  ;  who  inserted  the  Christian  name.  Held,  the  instrument  was  not 
hereby  invalidated.  Eagleton  v.  Gutteridge,  11  Mees.  &  W.  465."  Land,  upon  which  were 
a  well  and  pump,  was  conveyed  by  metes  and  bounds,  without  mentioning  them,  and  the 
■words  "with  pump  and  well  of  water"  were  afterwards  interlined.  Held,  as  the  words  did 
not  change  the  legal  effect  of  the  deed,  the  alteration  was  an  immaterial  one.  Brown  t. 
Pinkham,  18  Pick.  172. 

A  sheriff,  after  going  out  of  office,  amended  a  deed  given  by  him  while  in  office,  but  the 
amendment  created  no  new  righ^  Held,  the  deed  was  not  thereby  affected.  Elemming  v. 
Powell,  2  Texas,  225. 

After  a  deed  had  been  acknowledged  by  a  wife,  the  husband,  with  consent  of  the  grantee, 
made  an  alteration,  describing  the  number  of  acres  conveyed,  and  in  the  covenant  of  war- 
rant}', purporting  to  be  joint,  warranted  the  conveyance  of  this  nuniber  of  acres.  Held,  the 
alterations  did  not  change  the  legal  effect  of  the  deed  as  to  the  wife,  and  therefore  did  not 
violate  it.     Shelton  v.  Deering,  10  B.  Mon.  405. 

(c)  In  other  words,  where  the  e&tate  7nay  not  have  a  legal  essence  without  deed,  a  rasure 
avoids  it.  Otherwise,  though  the  deed  itself  may  be  thus  avoided,  tJie  estate  remains.  Miller 
V.  Manwaring,  Cro.  Oar.  399. 

Where  a  deed  was  altered  by  the  erasure  of  a  condition,  and  the  grantee  conveyed  the 
land  ;  held,  no  title  passed.     Marr  v.  Hobson,  9  Shepl.  321. 
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the  grantee  was  I'epeateclly  altered  by  him,  this  was  held  not  to  divest 
his  title  to  the  ]and.(l) 

58.  So,  in  Pennsylvania,  it  is  held  that  an  alteration  destroys  the  deed 
in  relation  to  the  grantee,  but  not  the  estate ;  that  no  action  lies  on  the 
covenants^  but  the  title  is  not  divested. (2)(a)  So  where  a  deed,  made  sub- 
ject to  the  payment  of  ground  rent,  alter  complete  execution  and  de- 
livery, was,  on  application  of  the  scrivener  of  the  grantor,  left  with  him, 
the  grantor  desiring  it  to  be  recorded,  and  material  wonls  were  after- 
Avards  interlined  by  the  grantor  or  by  his  agency  in  a  blank  space,  left 
originally  in  the  deed ;  held,  that  a  subsequent  bona  fide  purchaser  of 
the  rent  could  not  recover  from  the  grantee  the  arrears.(8) 

59.  There  seems  to  be  a  conflict  of  authorities  upon  the  question, 
whether  an  interlineation  shall  be  presumed  to  be  made  at  the  time  of, 
or  after  the  conveyance,  in  the  absence  of  express  evidence  either  way. 
It  is  the  usual  and  proper  course,  to  notice  in  the  attestation  any  inter- 
lineation made  at  the  time.  It  is  said,  an  authority  to  alter  a  deed  is 
not  to  be  implied ;  and  the  erasure  or  interlineation  of  a  deed  in  a  ma- 
terial part  is  a  suspicious  circumstance,  to  be  explained  by  the  party 
claiming  under  it.  The  sufficiency  of  such  explanation  is  a  question  for 
the  jury.  In  New  Hampshire,  a  material  alteration  \s prima jacie  traudu- 
lent,  anapresumed  to  be  made  By  the  grantee;  and  an  assignee,  with 
notice,  and  without  consideration,  cannot  avail  himself  of  the  deed, 
nor  supply  its  detects  by  parol  evidence.  The  same  doctrine  has  been 
held  in  New  York,  though  somewhat  opposed  to  an  earlier  case.  So  in 
Illinois.  So  it  has  been  held  by  the  ETnited  States  Court,  that  a  rasure 
is  presumed  to  be  made  after  execution,  and  avoids  the  deed.  But,  in 
New  Jersey,  an  interlineation  or  alteration  is  presumed  to  be  made 
before  execution  of  the  deed,  more  especially  if  evidently  against 
the  party's  interest.  So  in  England,  with  an  erasure  or  interlinea- 
tion.(4)(6) 

60.  It  was  formerly  held,  that  the  breaking  off  or  obliteration  of  the 
seal  avoided  a  deed,  unless  done  by  the  party  bound.  But  it  is  now 
well  settled,  that  where  the  loss  of  the  seal  is  shown,  even  presump- 
tively, to  have  occurred  by  time  or  accident,  it  does  not  avoid  the  deed. 


(1)  Jackson  v.  Gould,  7  Wend.  364. 
(2 1  Withers  v.  Atkinson,  1  Watts,  23G. 

(3)  Wallace  v.  Harnstad,  15  Penn.  State  R. 
162. 

(4)  Den  v.  Farlee,  1  N.  J.  27.9  ;  Fitzgerald  v. 
FauconberpT,  Fitzgib.  207 ;  Doe  v.  Bingliam, 
4  B.  &  A.  G72;  Trowel  v.  Castle,  1  Keb.  22 ; 
Morris  v.  Vanderen,  1  Dall.  67  ;  Jackson  v. 


I  Osborn,  2  Wend.  555  ;  Chesley  v.  Frost,  1 
N.  H.  145;  Prevostw.  Gratz,  1  Pet.  Cir.  3G4 ; 
Herrick  v.  Malin,  22  Wend.  388;  Van  Brunt 
v.Van  Brunt,  3  Edw.  14;  North,  &c.  v.  Shrews- 
bery,  &c.,  2  N.J.  424;  Tatliara  v.  Catainore,  5 
Kng.  L.  &  Equ.  349;  Acker  v.  Ledyard, 
8  Barb.  514;  Wallaces.  Harnstad:  15  Penn. 
462;  Walters  v.  Short,  5  Gilm.  252. 


(a)  In  the  same  State,  an  interlineation  in  a  certificate  of  acknowledgment  does  not  avoid  a 
deed;  although  it  may  go  to  the  proof  of  its  execution.  Devintiey  v.  Reynolds,  1  Watts  & 
S.  328.  If  a  deed  (obligation)  is  joint  or  joint  and  several,  and  the  seal  of  one  of  the  signers 
torn  off,  the  other  may  defend  against  an  action.  Otherwise,  if  merely  several.  Rittenhou.se 
V.  Levering,  6  Watts  "&  S.  190. 

{h)  A  sold  and  conveyed  a  tract  of  land  to  B.  Afterwards  A  purchased  back  the  land 
from  B,  paid  him  for  tb.e  .same,  and  took  possession  ;  B,  at  the  same  time,  delivering  up  to 
A,  to  1)0  cancelled,  the  deed  which  had  been  executed  to  iiini  by  A,  and  which  had  not  been 
recorded  No  conveyance  was  executed  by  B  to  A.  Held,  tliat  the  legal  title  to  the  land 
remained  in  B.  Held,  al.so,  that  a  judgment  rendered  against  A  after  .said  deed  was  deliv- 
ered up  to  him,  to  be  cancelled,  was  not  a  lien  oa  the  land.     Orth  v.  Jennings,  8  Blackf.  420. 
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Thus,  where  the  seal  was  proved  to  have  been  torn  off  bj  a  child, 
and  the  fragments  matched  with  the  deed,  held,  the  deed  was  still 
good.(l) 

61.  If  a  deed  is  either  delivered  up  to  the  maker  to  be  cancelled,  and 
actually  is  cancelled,  or  the  holder  cancels  it  by  agreement  with 
him,  it  becomes  void.  It  has  been  held  in  Xew  Hampshire,  that  in  such 
case  the  title  revests  in  the  grantor.(2) 

62.  A  mere  agreement  to  cancel,  not  executed,  cannot  operate  as  a 
reconveyance.  Nor  will,  in  general,  the  surrender  or  cancelling  of  a 
deed  divest  the  estate  which  has  once  vested. (3) 

6'S.  Where  A  settled  on  his  wife  £100,  by  a  deed  duly  executed, 
which  he  afterwards  cancelled,  and  it  was  so  found  after  his  death ; 
held,  the  instrument  w^as  still  good.  And  the  principle  applies  even  to 
things  which  lie  in  grant.(a)  In  such  case  the  only  question  is,  whether 
the  grant  was  made.  The  making  of  it  may  be  proved  b}^  the  best 
evidence,  which  is  first  the  deed  itself,  or,  if  that  be  destroyed,  secon- 
dar}^  proof  Ch.  J.  Ej^re  said,  "God  forbid  that  a  man  should  lose  his 
estate  by  losing  his  title  deeds."  Upon  this  principle,  it  may  be  averred 
in  pleading,  that  a  deed  was  cancelled  by  the  destruction  of  the  seal, 
and  that  part  of  the  deed  lost;  with  a  profert  of  the  residue. (4) 

6-4.  Where  a  seal  is  torn  off  before  issue,  it  is  said  non  est  factum  may 
be  pleaded,  or  the  party  may  demur  upon  oyer.(5) 

65.  If  A,  B  and  C  covenant  jointly  and  severally^  and  A'ssealis  torn 
off,  the  rest  may  plead  non  est  factum.  If  ihey  covenant  severally, 
otherwise.(6) 

66.  A  conveyed  to  B,  B's  deed  was  not  recorded,  but  he  occupied 
the  land,  and  sold  it  to  C,  and  A's  deed  was  restored  to  him  and  can- 
celled, and  A  gave  to  C  a  new  deed,  which  was  recorded.  Subse- 
quently, D,  a  creditor  to  B,  levies  an  execution  upon  the  land.  Held, 
C's  title  should  prevail  over  D's.(7) 

67.  Where  a  grantor  surreptitiously  obtains  his  own  deed,  under 
pretence  of  procuring  it  to  be  recorded,  and  makes  a  second  convey- 

(1)  Mathewson  v.  Lydiatc,  Cro.  Eliz.  408;  |  (3)  Morse  v.  Child,  6  X.  H.  521  ;  Leech  v. 
Seatori  V.    Hetison,  2  Show.    29;    Nichols  v.    Leech,  2    Cha.   R.    52.     See  Shackleford   v. 


Haywood,    Dyer,   59  a ;    A%ol   v.   Cheiiev 
Palm.  402.  • 

(2!  Touch.  TO;  Tomson  v.  Ward,  1  X.  H. 
9;  see  Goiiclier  v.  Martin,  9  Watts,  111; 
Halcomhe  v.  Ray.  1  Ired.  340;  Adams  v. 
Buford,  6  Dana,  408;  Crump  t;.  Black,  (i  Ired. 
Equ.  323. 


Smith,    5    Dana,    2.l4 ;  Schutt    v.    Lnr^^e,    G 
Barb.  373;  Connelly   v.    Doe,  8  Blackf.  320. 

(4)  Bolton  V.  Carlisle,  2  H.  Black,  259, 

(5)  Co.  Lit.  3G  b.  n.  7, 

(6)  lb, 

(7)  Holbrook  v.  Tirrell,  9  Pick.  105. 


(a)  Another  authority  says,  that  where  a  thing:  may  pa.ss  without  deed,  as  in  case  of  feoGf- 
ment,  or  lease ;  a  rasure  does  not  destroy  the  estate.  But  an  interlineation  by  the  lessee 
avoids  a  lease.     Co.  Lit.  35  b,  n.  7,     (See  sec.  56.) 

If  a  deed  is  made  in  consideration  of  a  bond  from  the  grantee,  which  is  subsequently  can- 
celled by  her.  being  a  married  woman  ;  this  does  not  revest  the  title  in  the  grantor,  or  clt-ieat 
the  husband's  estate.     Murphy  v.  Herbert.  16  Penns.  50. 

Trespass  qu  clnus.  The  plaintiff  offered  in  evidence  an  office  copy  of  the  levy  of  an 
execution  upon  the  premises  in  question.  The  defendant  thereupon  produced  tlie  i^rieinal 
levy,  as  returned  on  the  execution,  in  v/lii  h  were  material  alterations  and  interlineations 
affecting  the  boundaries  of  the  land  set  off;  and  oljected  to  the  admi.ssion  of  llie  copy  in 
eviderice,  until  such  alterations  should  be  explained.  Held,  the  copy  was  admissibl.-.  "and 
the  burden  of  explaining  the  alterations  was  not  on  the  plaintiff  Wilbur  v.  Wilbur,  13 
Met.  405. 
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ance  to  one  having  notice  of  the  first,  the  title  of  the  former  grantee 
shall  prevail.  On  the  other  hand,  where  a  deed  is  redelivered  to 
the  grantor  to  be  cancelled,  and  the  grantee  fraudulently  procures  and 
records  it,  he  roaj  pass  a  title  to  an  ignorant  purchaser.(l) 

68.  Two  deeds  were  made  by  A  to  B,  at  or  near  the  same  time,  for 
the  same  consideration  and  purpose,  of  the  same  tenor,  but  of  different 
dates,  but  not  recorded.  B  gives  up  the  last  deed  to  be  cancelled. 
The  first  is  not  valid  without  a  new  delivery.  But,  if  A  takes  away 
and  destroys  one  deed,  without  B's  consent,  the  other  is  good. (2) 

69.  Where  a  deed  is  cancelled,  and  redelivered  to  the  grantor,  with- 
out registry,  the  land  may  still  be  attached  or  conveyed,  as  the  property 
of  the  grantee.  But  if  the  grantor,  in  such  case,  reconvey  to  one  igno- 
rant of  the  former  deed,  or  with  the  consent  of  the  first  grantee,  and 
without  fraud,  the  second  deed  shall  prevail.(3) 

70.  A  father  made  a  deed  to  his  son,  and  delivered  it  to  a  third 
person,  to  be  kept  till  called  for.  He  afterwards  reclaimed  and  ca.n- 
celled  the  deed.  Held,  no  title  vested  in  the  son,  though  he  occupied 
with  the  father.(4} 

71.  Where  blanks  were  left  in  a  deed,  which  were  afterwards  filled 
up,  and  the  deed  delivered  by  an  agent,  it  was  held  good. (5) 

72.  It  is  not  necessary  that  attesting  witnesses  state,  that  blanks  in  a 
deed  were  filled  at  the  time  of  executing  it.(6) 

73.  Where  a  deed  is  cancelled  for  a  particular  purpose,  which  fails,  it 
will  not  be  thereby  avoided.  Thus,  where  a  tenant  for  life,  having 
leased  under  a  power,  took  a  surrender  of  the  lease,  and  gave  a  new 
one,  which  was  voi'd  ;  held,  the  lessee  might  set  up  the  first  lease  against 
the  remainder-man,  after  the  death  of  the  tenant  for  life.(7) 

74.  Delivery  of  a  deed  to  the  grantor,  in  order  that  he  may  acknow- 
ledge it,  is  no  surrender  of  the  grantee's  title.(8) 

75.  Any  addition  or  alteration  in  a  deed,  as  adding  or  erasing  the 
name  of  an  obligor,  if  made  with  the  consent  of  all  parties,  does  not 
avoid  the  deed. (9) 

76.  But  it  has  been  held,  in  Connecticut,  that  an}- material  alteration 
in  a  deed,  after  execution  and  acknowledo-ment,  though  made  bv  con- 
sent,  is  void,  unless  there  is  a  new  attestation  by  two  witnesses.(lO) 

77.  Where  a  deed  was  given,  and  a  bond  Back,  for  the  price  of  the 
land,  a  redelivery  of  the  former,  and  cancellation  of  the  latter,  Avere 
held  to  revest  the  title  as  between  the  parties.  And  in  such  case,  if  the 
grantee  marries  the  grantor,  and  thereby  gets  possession  of  the  land 
and  the  deed,  this  does  not  restore  his  estate.(ll) 

78.  Although  the  cancelling  of  a  deed  does  not  revest  the  title  in 
the  grantor,  yet,  if  the  grantee,  voluntarily,  and  under  no  mistake,  con- 
sent to  the  destruction  of  the  deed,  with  a  view  to  revest  the  title,  he 


"(1)  Davia  v.  Spooner,  3  Pick.  28-1;  Dana 
V.  Nfwliall,  13,  498. 

(2)  ('(irliss  V.  Curlisf,  8  Verm   373. 

(3)  Marsliall  v.  Fisk,  6  Maes.  24;  Hatcli  v. 
Hau-h,  9,  307  ;  Coinm.  v.  Dudley,  10  Mass. 
403. 

(41  MajTiard  v.  Ma3-iiar(],  10  Mass.  456. 
(5!  Tcxirau.  Evans.  1  Anst.  229.     (But  see 
Revett  V.  Brown,  6  Bing.  7.) 


(6)  England  v.  Roper,  1  Star.  R.  304. 

(7)  Hoe  V.  Arclil)i,sliop,  &c.,  6  E.  86 

(8)  Rootes  V.  Holliday.  6  Munf.  251  ;  Cutts 
V.  U.  S,  1  Gall.  69;  6  Mass  24;  Conway  v. 
Deerfield,  11.  332.  9,  311  ;  Dana  v.  Xewliall, 
13,  498;    Davis  v.  Spooner,  3  I'ick.  284. 

(9)  Spenke  v.  U  S.,  9  (,'rancli.  28. 

(10)  Coit  V.  Starkweather.  8  Conn.  289. 
(llj  Wiley  V.  Christ,  4  Watts,  406. 
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will  not  be  allowed  to  avail  himself  of  such  deed  by  offering  parol 
proof  of  its  contents ;  and  thus;  in  effect,  he  will  lose  his  estate.(l) 

79.  It  is  not  unusual  for  statutes  to  provide,  that  written  instruments, 
made  not  conformably  to  their  requirements,  shall  be  void.  The  term 
void^  however,  has  sometimes  received  a  qualified  construction,  by  refer- 
ence to  the  object  of  the  statute.  Thus,  where  an  act  provides,  that  cer- 
tain deeds,  not  made  according  to  the  terms  therein  prescribed,  shall  be 
"  utterly  void,  and  of  none  effect,  to  all  intents,  constructions  and  pur- 
poses;" still,  if  the  plain  object  of  this  prohibition  is  to  protect  third 
persons,  the  deed  shall  be  void  only  against  such  third  persons,  and 
good  airainst  the  grantor.  So  held  in  the  case  of  leases  hy  ecclesiastics  in 
Englan"d.(2) 

80.  A  grantor  cannot  avoid  his  deed,  because  it  was  made  on 
Sunday.(3) 

81.  In  Massachusetts,  a  statute  prohibited  the  doing  any  manner  of 
labor,  business  or  work,  between  the  midnight  preceding  and  the  sun- 
setting  of  the  Lord's  day,  and  declared  void  the. execution  of  any  civil 
process,  from  midnight  preceding  to  midnight  following  that  day. 
Held,  this  act  did  not  avoid,  as  against  creditors,  a  deed  executcjl,  ac- 
knowledged and  recorded  after  sunset  on  Sunday  evening. (4) 


CHAPTER    LXXXTX. 


FRAUDULENT  CONVEYANCES,  AND  EEGISTRY. 


1.  Deeds  wholly  or  partially  void. 

2.  English  and  American  statutes. 

9.  In  affirmance  of  tiie  common  law. 
10.  Evidences  of  fraud. 
13.  Subsequent  purchaser — notice. 

16.  Indebtedness,  whether  conclusive  proof 

of  fraud. 

17.  Whether  the  property^must  be  subject 

to  execution. 
19.  Bona  fide  subsequent  purchaser. 
21.  Conveyance  to  or  for  wife  or  children. 
28.  Trusts. 


34.   Amount  of    debts — subsequent    credi- 
tors. 
37.  "Who  is  a  creditor. 

40.  Fraud,  how  proved. 

41.  Fraudulent  deed,  good  between  the  par- 

ties. 

42.  But  void  for  the  whole,  if  void  in  part. 

43.  Acknowledgment    and    registration   of 

deeds,  in  tlie  Northern  States. 
95.  In  the  Middle  States. 
151.  In  the  Southern  States. 
204.  In  the  Western  States. 


1.  In  the  last  chapter,  we  considered  the  grounds  upon  which  a  deed 
is  void  or  voidable.  The  reasons  there  referred  to,  for  avoiding  a  deed, 
operate  between  the  loarties  themselves^  and  render  the  instrument  of  no 
effect  for  all  purjioses  ivhatever.  It  remains  to  speak  of  deeds  which, 
though  good  between  the  parties,  are  void  as  to  third  j^er sons,  acquiring 
an  interest  in  the  land. (a)     Under  this  head  are  to  be  QX'd&SQ(\  fraudultrd 


(1)  Farrar  v.  Farrar,  4  N.  H.  191. 

(2)  Co.  Lit.  45  a. 


(3)  Swisher  v.  Williams,  Wright,  754. 

(4)  Tracy  V.  Jenks,  15  Pick.  465. 


{a)  See  Lowry  v.  Orr,  1  Gilm.  70.  On  the  other  hand,  a  deed  may  be  void  or  voidable 
between  the  parties,  and  valid  as  against  third  persons  ;  as  in  most  cases  referred  to  in  the 
last  chiipter.     The  following  case  illustrates  the  same  principle. 

Trespass  for  cutting  timber  on  the  plaintiff's  land.     Defence,  a  power  of  attorney  from  his 
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conveyances,  that  is,  convej'ances  injurious  to  creditors  of  the  grantor; 
and  conveyances  not  acknowledged  or  2^'>'oved,  and  recorded,  according  to 
law. 

2.  By  Statute  13  Eliz.  c.  5,sec.  2,  all  conveyances  of  real  estate,or  of 
any  profit  or  charge  arising  therefrom,  notwithstanding  any  feigned 
consideration,  use,  &c.,  are  made  void  only  against  creditors,  whose  ac- 
tions are  thereby  hindered  or  defrauded.  By  Statute  27  Eliz.  c.  4,  (30 
Eliz.  c.  18,)  conveyances  made  with  intent  to  defraud  subsequent  pur- 
chasers of  the  same  land,  &c.,  from  the  grantor,  are  made  void  only 
as  against  such  subsequent  purchasers.(a) 

3.  These  acts  are  substantially  re-enacted  in  Illinois,  Virginia,  Ver- 
mont, and  probably  some  other  States.(l)(i) 

4.  In  North  Carolina,  fraudulent  conveyances,  judgments  and  execu- 
tions are  void  as  against  the  party  defrauded,  whether  a  creditor  or  pur- 
chaser. The  parties  to  a  fraud  are  liable  to  a  forfeiture  of  the  value 
of  the  land,  whether  they  undertake  to  enforce  the  transaction  nt  law, 
or  transfer  the  land  to  some  third  person.  A  bona  fide  purchaser  for 
consideration  is  protected. (2)(c) 

o.^In  Indiana,(3)  any  party  to  a  fraudulent  conveyance  is  subjected 
to  a  fine  and  to  double  damages ;  but  his  answer  in  a  Chancer}^  suit 
shall  be  no  evidence  against  him  in  a  subsequent  prosecution. 

6.  In  Ohio  and  Maine,  such  convej'ance  is  made  a  crime.  So,  a  con- 
veyance with  intent  to  defraud,  by  one  without  a  title.  In  the  latter 
State,  lands  fraudulently  conveyed  by  one  deceased  are  made  subject  to 
debts.(4) 

7.  In  Missouri,  fraudulent  conveyances  are  made  void ;  but  not,  if 
recorded,  against  a  second  purchaser,  or  where  the  second  purchaser  had 
notice,  unless  the  first  was  privy  to  the  fraud ;  nor  against  a  hona  fide 
purchaser  from  the  first  grantee. (5) 

8.  In  New  York,  a  conveyance,  made  with  the  intent  to  defraud 
prior   or  subsequent   purchasers  for   valuable  consideration,   i.s   void, 

(1)  Wan.  Rev.  L.  31.3  ;  1  Vir.  Rev.  C.  15  ;  j       (3)  Ind.  Rev.  L.  189. 

Code  507  ;  Yerm.  Rev.  St.  315.  (4)  Walk.  350;   Me.  Rev.  St.  G91,  473, 

(2)  1  N.  C.  Rev.  St.  287,  8,  90.  '      (.5)  Misso.  St.  283,  4. 


grantor,  and  that,  at  the  time  of  conveyance  the  grantor  was  noncomjws,  and  the  deed  frau- 
dulent. Held,  evidence  of  these  facts  was  not  admissible.  "Watherhouse  v.  Maxwell,  Law 
Rep.  July,  1841,  p.  120. 

(a)  A  late  English  act,  (3  k  4  "\Ym.  lY,  c.  27,  sec.  26,)  provides,  that  property  shall  not  be 
reclaimed,  on  the  ground  of  a  fraudulent  transfer,  from  a  hona  fide  purchaser,  for  considera- 
tion, not  aiding  nor  having  notice  of  the  fraud.     See  Jones  v.  Powles,  3  My.  &  K.  581. 

(0)  By  a  statute  in  Massachusetts — 1844,  289 — whenever  any  debtor  purchases,  or  directly 
or  indirectly  pays  the  price  of^  real  estate,  and,  to  defraud  his  creditors,  either  the  title  is  re- 
tained by  the  vendor,  or  conveyed  to  some  other  person,  the  property  is  liable  to  legal  pro- 
cess as  the  debtor's.  If  attached,  to  make  the  attachment  valid  against  a  subsequent  attach- 
ment or  purchase,  the  officer  must  briefly  describe  the  property  in  his  return,  and  tlie  name 
of  the  nominal  owner;  and  if  the  latter  is  in  possession,  an  action  must  be  brought  by  the 
creditor  for  the  land  within  a  year  after  return  of  the  execution.  In  New  Hampshire,  there 
is  a  statute  against  fraudulent  conveyances.     Rev.  St.  438. 

(c)  In  this  State,  where  botli  the  vendor  and  vendee  of  certain  slaves,  supposed  that  the 
former  had  only  a  life  interest  therein,  when  in  fact  he  had  the  absolute  title,  worth  ten 
times  as  much  as  a  liie  estate ^  held,  parol  evidence  was  admissible  of  the  mistake,  and  the 
convej'auce  was  not  void  against  creditors.  Rnnyon  v.  Leary,  4  Dev.  &  B.  231.  A  second 
purchaser  cannot  avoid  the  former  fraudulent  conveyance,  unless  ho  purchased  bona  fide  and 
for  a  lair  price,  and  this  is  said  to  be  a  question  of  law,  not  of  intent,  i'ullcuvvidor  v.  Ro- 
berts, lb.  278. 
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unless  the}^  Lad  actual  or  legal  notice  of  the  fraud  at  the  time  of  pur- 
chase ;  and  even  then,  if  the  first  grantee  or  party  to  be  benefitted  was 
privy  to  the  fraud.  A  conveyance,  reserving  a  power  of  revocation  or 
alteration,  is  void  against  subsequent  purchasers.  It  is  declared  a  mis- 
demeanor, to  be  party  or  privy  to  a  fraudulent  conveyance.  But  mere 
want  of  consideration  does  not  render  a  deed  fraudulent.(l) 

9.  It  has  been  held  that  the  statutes  against  fraudulent  conveyances 
are  in  affirmance  of  the  common  law,  so  far  as  they  relate  to  convey- 
ances made  with  a  fraudulent  intent.(2) 

10.  In  an  early  and  leading  case  upon  this  subject,(o)  three  circum- 
stances were  enumerated  as  badges  of  fraud.  1.  That  the  gift  was 
general,  including  the  grantor's  whole  property,  even  his  apparel.  2. 
Continued  possession(a)  of,  and  dealing  with,  the  property  by  the  gran- 
tor.    3.  A  trust  between  the  parties.(4)(&) 

11.  Merely  preferring  one  set  of  creditors  to  another,  does  not  con- 
stitute a  convej^ance  fraudulent.(5) 

12.  But  it  is  said,  fraud  generally  consists  in  an  intention  to  secure 
some  interest  or  future  right  to  the  grantor,  or  an  unjust  preference 
of  one  creditor,  in  violation  of  the  bankrupt  law.(6) 

13.  It  has  been  held  in  England,  that  a  subsequent  purchaser  shall 
hold  against  a  voluntary  deed,  though  he  had  notice  of  such  deed. 
But  this  is  said  to  be  a  severe  construction  of  the  act,  and  has  been 
questioned.  In  Ncav  York  it  has  been  held,  that  a  purchaser,  with  im- 
'plied  notice,  shall  hold  the  land  ;  but  that  the  former  deed  may  be  ren- 
dered valid  by  some  act  intervening  between  the  two.(c)  In  the  United 
States  Court,  a  subsequent  conveyance  is  held  to  be  presumptive,  but 
not  conclusive  evidence  of  a  fraudulent  intent  in  the  former  one.  The 
late  English  doctrine  above  referred  to  is  not  adopted.  The  prevailing 
American  rule  would  seem  to  be,  that  voluntary  bona  fide  deeds  are 
valid  against  subsequent  purchasers.(7)  In  Pennsylvania,  a  subsequent 
purchaser,  with  notice,  cannot  hold  the  land.(8)(fZ) 


(1)  2  N.  T.  Rev.  St.  134,  137,  690. 

(2)  Sands  t;.  Codwise,  4  John.  536  ;  4  Kent, 
462:  Hamilton  v.  Russell,  1  Crauch,  316; 
Co.  Lit.  76  a,  290  b. 

(3)  Twine's  case,  3  Rep.  80. 

(4)  I  Roll's  Rep.  3  ;  Bank,  &c.  v.  Hous- 
man,  6  Paiue,  52G;  2  Cow.  431,  3,  166;  6 
Watts,  151;^  6  N.  H.  67;  4,  309. 

(5j  Estwiek  v.  Caillaud,  5  T.  R.  420;  5 
Cow.  547. 


(6)  Northampton,  &c.  v.  Whiting,  12  Mass. 
110. 

(7)  Buckle  V.  Mitchell,  18  Ves.  110;  Pul- 
vertoft  V.  Pulvertoft,  lb.  88-9;  Hudual  v. 
Wilder,  4  McCord,  294;  Doe  v.  Manning-,  9 
E.  59 ;  4  Kent,  462 ;  Sterry  v.  Arden,  1 
John.  Cha.  261;  Cathcirtv.  Robinson,  5  Pet. 
264;  Jackson  v.  Town,  4  Cow.  603-4; 
Ricker  v.  Ham,  14  Mass.  139.  See  Den  t. 
Roberts,  4  Dev.  &  B.  278. 

(8)  Foster  v.  Walton,  5  Watts,  373. 


(a)  This  circumstance  is  chiefly,  though  not  wholly,  applicable  to  conveyances  of  chattels. 
More  especially,  where  registration  is  practised,  the  continued  possession  of  a  grantor  of 
land  is  of  little  importance. 

(&)  Held,  in  Massachusetts,  to  be  only  evidence  of  fraud,  open  to  explanation.  Oriental, 
&c.  V.  Haskins,  3  Met.  332. 

(c)  So,  in  Massachusetts,  a  fraudulent  conveyance,  being  only  voidable,  may  be  made  good 
by  a  subsequent  abandonment  of  the  fraudulent  intent,  and  a  confirmation  of  the  deed,  bona 
fide,  for  good  and  adequate  consideration.     lb. 

(d)  A  fraudulent  conveyance  being  good  against  the  grantor  and  his  heirs,  if  they  make  a 
subsequent  deed  to  one  having  actual  or  implied  notice  of  the  former  one,  the  second  pur- 
chaser, in  order  to  maintain  his  title,  must  prove  that  he  bought  for  a  valuable  consideration. 
Clapp  V.  Tirrell,  20  Pick.  247.  And,  to  prove  this  point,  the  usual  consideration  clause  is 
regarded  as  the  weakest  kind  of  prima  facie  evidence.     lb. 
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14.  Where  a  consideration  is  paid,  the  grantee  must  know  or  partici- 
pate in  the  fraudulent  design,  to  render  the  deed  void.  And  actual 
fraud  of  the  grantee  avoids  the  conveyance,  whether  the  sale  be  private 
or  judicial.     The  sale  is  null  and  void  to  all  purposes.(l) 

15.  But,  without  any  reference  to  the  intentions  of  the  grantor,  the 
part  taken  bj  the  grantee,  and  his  acts,  may  be  held  fraudulent.(2) 

16.  It  has  been  held  in  New  York  and  New  Jersey,  that  where  a 
grantor  is  indebted,  his  deed  is  presumed  to  be  fraudulent,  whatever 
may  be  the  amount  of  his  debts  or  of  the  property  conveyed,  or  the 
circumstances  of  the  party.  But  in  New  York  a  late  case  decides,  tliat 
a  voluntary  deed  is  not  absolutely  void,  though  the  grantor  is  indebted 
to  a  small  amount,  except  under  certain  circumstances;  and  that  the 
question  is  for  a  jury  to  settle.(a)  And  this  seems  to  be  now  the  pre- 
vailing American  doctrine.  Judge  Story  remarks,  that  the  rule  for- 
merly adopted  in  New  York  is  stridissimi  juris  ;  and  that  indebtedness 
alone  does  not  avoid  a  conveyance.  The  condition,  state  and  rank  of 
the  parties  are  to  be  regarded  ;  and  the  act  must  have  a  direct  tendency 
to  impair  the  rights  of  creditors.  Chancellor  Kent,  though  admitting 
this  to  be  now  the  law,  expresses  himself  strongly  in  favor  of  the  an- 
cietit  and  strict  rule.  This  rule  is  also  still  adhered  to  in  North  Caro- 
lina.(3) 

17.  To  render  a  deed  fraudulent  as  to  creditors,  the  property  con- 
veyed must  be  such  as  is  liable  to  execution.  Bat  whether  this  rule 
is  adopted  in  Chancery,  which  has  the  power  of  reaching  property  not 
subject  to  legal  process,  seems  a  doubtful  point. (4) 

18.  A  conveyance  hy  husband  and  wife  of  her  land,  though  vvdthout 
consideration,  if  it  does  not  under  the  circumstances  affect  any  interest 
of  the  husband,  which  would  be  liable  to  his  creditors,  is  not  fraudu- 
lent.(5) 

19.  It  is  the  settled  American  doctrine,  that  a  bona  fide  purchaser  for 
valuable  consideration,  either  from  a  fraudulent  grantor  or  grantee,  shall 
hold  the  land;  and,  in  this  respect,  there  is  no  difference  between  deeds 


(1)  Bridge  v.  Efrgleston,  14  Mass.  245  ;  12, 
456.  See  Goodwiw  v.  Hubbard,  15,  210; 
Ricker  v.  Ham,  14,  137  ;  Sands  v.  Codwise, 
4  John.  536;  Ibid.  598;  Gilbert  v.  Hoffman, 
2  Watts,  66;  Edgall  v.  Lowell,  4  Verm.  405; 
Worseley  v.  Deraattos,  1  Burr.  474-5  ;  Howe 
V.  Ward,  4  Greenl.  195;  Ratcliff  v.  Trimble, 
Mon.  32. 

(2)  .Jack§on  v.  Mather,  7  Cow.  301. 

(3)  Reade  v.  Livingston,  3  John.  Cha.  481 ; 
Den  V.  De  Hart,  1  Halst.  450 ;  Seward  v. 
Jackson,  8,  406 ;  Jackson  v.  Peck,  4  Wend. 
300  ;  Brackett  v.  Waite,  4  Vorm.  389.  See 
also   Sexton   v.    Wheaton,    3   Wheat.   229; 


Hinde  v.  Longworth,  11.  199;  Tliomson  v. 
Dougherty,  12  S.  &  R.  448  ;  Parker  v.  Proc- 
tor, 9  Mass  390  :  Meservev.  Dyer,  4  Greenl. 
52 ;  Hudnal  v.  Teasdall,  1  McCord,  227  ; 
Bank,  &c.  V.  Housman,  6  Paige,  526 ;  Van 
Wyck  V.  Seward,  lb.  62;  1  Story's  Eq. 
343-60:  4  Kent,  442,  n. ;  O'Daniel  v.  Craw- 
ford, 4  Dev.  197. 

(4)  Legro  v.  Lord,  1  Fairf.  161  ;  1  Story's 
Eq  361;  Atlierly,  220;  4  John.  Cha.  450; 
5,  280;  20  Jolin."554;  1  Hopk.  59;  Otloy  v. 
Lines,  7  Price,  274.     See  5  Cow.  67. 

(5)  Hubbard  v.  Rewiek,  1  Fairf  140. 


(a)  In  several  cases  in  New  York,  verdicts  have  been  set  aside  as  against  evidence.  Jack- 
son V.  Matlier,  7  Cow.  301 ;  Jackson  v.  Parker,  9,  73.  In  Massachusetts,  the  court  will  not 
adjudge  a  convo3'anco  fraudulent,  upon  a  statement  of  the  facts  relied  on  for  this  purpose. 
Tiie  question  is  Ibr  a  jury.  Marden  v.  Bubcock,  2  Met.  99;  ace.  Ganu  v.  Butler,  IS 
Pick.  248. 
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made  to  defraud  subsequent  creditors,  and  those  made  to  defraud  subse- 
quent purchasers.{l) 

20.  But,  where  a  fraudulent  grantee  mortgages  to  his  creditor  with- 
out notice  to  secure  an  existing  debt,  such  creditor  is  |)ostponed  to  a 
creditor  of  the  grantor,  claiming  under  a  judgment  prior  to  the  mort- 
gage, though  subsequent  to  the  first  deed.(2)(a) 

21.  A  voluntary  settlement  upon  a  wife  is  void  as  to  creditors.  But 
not  a  settlement  for  which  the  husband  receives  an  equivalent  from  her 
property.  Her  release  of  dower  is  a  sufficient  equivalent.  It  is  not 
the  release  of  a  mere  possihiliiy^  but  of  a  contingent  interest.  So,  where 
a  wife  renounces  her  jointure,  this  makes  her  a  bonajide  purchaser  from 
the  husband  of  other  land;  although  a  jointure,  as  well  as  dower,  is  a 
contingent  i-nterest.(8)(6) 

22.  A  husband  mortgaged  his  land,  and  the  wife  released  her  dower 
therein,  and  in  consideration  thereof  the  husband  conveyed  to  her  the 
equity  of  redemption.  He  afterwards  made  another  mortgage  of  the 
land.  Held,  this  mortgage  should  prevail  over  her  title. (4)  This  case, 
however,  has  been  questioned.(5) 

23.  The  fact,  that  a  wife  releases  only  a  life  interest,  while  she  takes 
from  the  husband  an  estate  in  fee,  does  not  avoid  the  transaction.  It 
is  in  effect  the  same  as  a  conveyance  to  her,  with  a  further  settlement 
upon  children.  The  comparative  value  is  a  proper  point  for  consider- 
ation.(6) 

24.  In  South  Carolina,  it  is  held  that  a  voluntary  deed  in  favor  of  a 
wife,  &c.,  is  valid  against  subsequent  purchasers  with  notice,  but  void 
as  to  creditors  at  the  time,  if  the  husband  is  (argehj  indebted.  Whether 
a  deed  to  a  child  is  void  as  against  creditors  at  the  time,  depends  upon 
circumstances.  If  bona  fide.,  it  is  good  against  subsequent  creditors, 
even  those  without  notice.  Possession  by  the  grantor,  if  the  child  live 
with  him,  is  no  bads-e  of  fraud.     A  small  amount  of  debt  does  not  avoid 


(1)  Anderson  ,  V.  Roberts,  18  John.  515; 
Bean  v.  Smith,  2  Mas.  262  ;  Bridg-e  v.  Eg- 
gleston,  14  Mass.  245  ;  Marthi  v.  Cowles,  1 
J)ev.  &  Bad.  29;  Somes  v.  Brewer,  2  Pick. 
184;  Thompson  v.  McLean,  1  Ashm,  129; 
Yiolett  V.  Violett,  2  Dana,  324;  Hood  v. 
Fahnestock,  8  Watts,  489;  Parkman  v. 
Welch,  18  Pick.  231;  Buffalow  v.  Bulfalow, 
2Dev.  &B.  241. 

(2)  Manhattan,  &c.  v.  Evertson,6  Paig:e,  457. 

(3)  2  Kent,  139,  145  ;  BuUard  v.  Briggs,  7 


Pick.  53S-9;  Scot  v.  Bell,  2  Lev.  70;  lb. 
146.  See  Jones  v.  Croucher,  1  Sim.  &  St. 
315;  Toulmin  v.  Buchanan,  1  Stew.  67; 
Neufville  v.  Thomson,  3  Edw.  92  ;  Wickes  v. 
Clark,  8  Paige.  161;  Smith  w.  Green,  B  Humph. 
118  ;   Hill  u.  West.  8  Ohio,  222. 

(4)  Dolin  V.  Coltraan,  1  Vern.  294. 

(5)  Atherley,  1G2.     (See  Ward  v.  Shallet, 
2  Ves.  16.) 

(6)  BuUard  v.  Briggs,  7  Pick.  541. 


(a)  An  assignee  for  benefit  of  creditors  has  not  the  rights  of  a  subsequent  purchaser,  in 
defeating  a  prior  fraudulent  conveyance.  Ho  .stands  in  no  better  situation  than  the  assignor 
himself  Holland  v.  Cruft,  20  Pick.  321.  But  one  claiming  under  a  sale  raado  by  anchority 
oFlaw  stands,  in  relation  to  a  prior  voluntary  conveyance,  like  a  second  purchaser  from  the 
debtor  himself  Thus,  where  A,  one  of  several  heirs,  made  a  voluntary  deed,  the  others 
prayed  for  partition,  a  sale  was  thereupon  decreed,  and  a  conveyance  made  by  a  master; 
lield,  the  master  was  to  be  regarded  as  an  agent  of  A,  and  the  former  conveyance  was  de- 
feated.     Latta  V.  Morrison,  1  Ired.  149. 

{h)  In  North  Carolina,  a  post-nuptial  settlement,  exceeding  in  value  the  provision  made 
by  marriage  articles,  is  void  against  creditor.s,  and  cannot  be  sustained  by  a\\  ante-nuptial 
parol  agreement.  Saunders  v.  Ferrill,  1  Ired.  97.  But,  in  Massachusetts,  an  assigmnent 
by  a  husband,  of  his  wife's  distributive  share  of  her  father's  estate,  in  the  hands  of  her  guar- 
dian, in  trust  for  her  separate  use  for  life,  and  then  for  that  of  her  children,  is  not  fraudulent 
as  to  his  creditors.     Gassett  v.  Grout.  4  Met.  486. 
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tlie  deed.     A  deed  is  good  against  subsequent  creditors  with  notice, 
though  the  grantor  keep  possession. (1) 

25.  A  conveyance,  made  in  consideration  of  the  grantee's  support- 
ing the  family  of  the  grantor,  is  void  as  to  creditors.(2)(a) 

26.  Conveyance  by  a  father  to  his  son,  the  son  agreeing  to  support 
the  father  for  life.  The  son  died  insolvent,  having  previously  mort- 
gaged the  land  to  the  father  "for  fulfilment  of  this  promise.  Held 
good,  against  creditors  of  the  son. (8) 

27.  A,  a  female,  in  contemplation  of  a  marriage  with  B,  conveyed  to 
him  her  land,  for  no  other  consideration.  The  parties  were  in  form 
married,  but  the  marriage  was  void,  B  having  a  wife  living  at  the  time. 
B  reconveyed  the  land  to  A  without  consideration.  Held,  such  recon- 
veyance was  valid  against  the  creditors  of  B.(4) 

28.  Where  land  is  conveyed,  subject  to  a  parol  trust,  and  the  trustee 
m.akes  a  conveyance  to  prevent  the  land  from  being  taken  by  his  cred- 
itors ;  parol  evidence  is  not  admissible,  that  such  conveyance  was 
made  in  exe  ution  of  the  trust. (o) 

29.  But,  whrrc  one  conveys  in  trust  for  his  wife,  without  any  writ- 
ten declaration  of  trust,  and  his  creditors  levy  upon  the  land;  the 
trust,  and  also  a  valuable  consideration  therefor,  may  be  shown  by 
parol  evidence.(('))(i'') 

30.  If  A  bargain  for  land  witli  B  and  pay  the  price  agreed  ;  and  at  A's 
request,  bat  wi1h  no  fraudulent  intent,  the  deed  is  made  to  C,  C's  title 
is  good.  So,  if  it  was  intended  that  C  should  hold  in  trust  for  A,  but 
no  writiniz  was  made  to  that  effect,  still  a  creditor  of  B  cannot  impeach 


(1)  Iludrial  v.Vi^iMor,  4  M'Cord,  2D4  ;  How- 
ard V.  Williams,  1  Bai.  575,  585,  ii. ;  M'Khvee 
V.  Sutton,  2  Bai.  128;  Maddens.  Day,  1  Bai. 
587;  Coiidery  v.  Zealey,  2,  205;  Van  Wyck 
V.  Seward,  G  Paige,  G2  ;  Hinder.  Longworth, 
'11  Wheat.  213;  Chambers  v.  Spencer,  5 
Watts,  404;  Waterbury  v.  Sturtevant,  18 
Wend.  353  ;  Kimball  v.  Fenner,  12  N.  H. 
248. 


(2)  Jackson  v.  Parker,  9  Cow.  73. 

(3)  Tyler  v.  Carlton,  7  Greonl.  175.  See 
Usher  V.  Hazeltine,  5,  471  ;  Hinde  w.  Vattier, 
1  M'L.  116;  Doe  v.  Close,  lb.  282. 

(4)  Forbusii  v.  Willard,  10  Pick.  42.  See 
Williams  v   Thompson,  13  lb.  298. 

(5)  Smith  V.  Lane.  3  Pick.  205. 
(6j  Bullard  v.  Briggs,  7  Pick.  533. 


(«)  By  indenture  between  A,  and  B,  his  son.  A,  for  pecuniary  consideration,  conveyed  his 
farm  to  B  with  warranty,  B  covenanting  to  support  A  when  he  should  be  unable  to  support 
himself;  to  pay  certain  legacies,  and  that  his  several  undertakings  should  be  "considered  as 
a  charge  and  lien"  on  the  land,  and  "have  the  effect,  in  law,  to  charge  the  same  real  estate, 
as  a  mortgage  security."     A,  during  his  life  and  while  able  to  labor,  to  have  the  right  of 
occupying  the  farm  as  before,  and  any  debts,  due  from  him  at  his  dcatlr,  to  be  paid  by  B 
from  his  personal  estate.     A  never  entered. as  upon  a  mortgage,  or  gave  any  notice  that  he 
belli   for  condition  broken.     Held,  as  the  deed  indicated  a  pecuniary  consiiieralion,  and  im- 
pose<i  some   burdens  U|)on  B.  the  court  wo\.\\d  not  pronounce  it  fraudulent  ^xr  «e  and  void; 
but  it  would  lie  so,  if  A's  whole  estate  was  conveyed,  if  he  was  at  the  time  in  debt,  and  if 
the  deed  tended  to  defraud  and  defeat  or  iiinder  creditors.     Gunn  v.  Butler,  18  Pick.  248. 
Held,  the  contract,  if  valid,  gave  no  title  to  A,  which  could  be  reached  by  his  creditors.    lb. 
A  father  conveyed  his  lite  estate  in  certain  land  to  his  son,  on  condition,  that,  whereas 
the  son  had  agreed  to  support  him  during  his  life,  and  the  father  wished  to  keep  possession 
in  order  to  secure  such  support,  the  deed  should  l)e  void  if  the  son  should  fail  to  furnish  it, 
or  disturb  the  lather  in  his  [leaceable  possession.     Held,  such  deed  was  noty/c/-  *«  fraudulent 
against  creditors,  but  might   be  explained  ;  and   that  the  provision,   relating  to  the  father's 
support  and  his  remaining  in  possession,  was  a  cundition,  and  not  a  reservation,  which  de- 
feated the  grant.     Slater  v.  Dudley,  18  Pick.  373. 

(/;)  Husband  and  wife  conveyed  to  trustees,  in  trust  to  reconvey  to  them.  Such  recon- 
veyance was  afterwards  made,  upon  the  expressed  consideration  of  a  desire  to  provide  for 
the  husband,  and  the  sum  of  one  dollar.  Ileld  valid,  no  fraud  or  influence  being  proved. 
Lewis  V.  Baldwin,  11  Ohio,  352. 
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C's  title,  because  the  trust  may  be  validly  declared  afterwards ;  or  A 
may  confide  in  C's  verbal  promise,  and  the  question  is  merely  between 
them.  In  such  case,  the  question  of  fraud  is  for  the  jury  ;  and,  in  settling 
it,  the  amount  of  the  consideration  is  a  material  fact.(l) 

31.  It  has  been  held  in  Maine,  that  where  a  father  conveys  to  his 
son  his  right  of  redeeming  an  equity  sold  on  execution,  without  con- 
sideration, for  his  own  benefit,  and  furnishes  the  mone}^  to  redeem  with  ; 
the  creditors  of  the  flither  may  take  such  equity  after  it  is  redeemed,  as 
it  revests  in  the  father.(2) 

32.  But  where  a  person,  having  conveyed  absolutely,  but  as  security 
for  a  debt,  upon  payment  of  the  debt  takes  a  reconveyance  in  the  nanie 
of  a  third  person,  ifor  his  own  benefit,  this  is  good  against  his  credi- 
tors. (3)(a) 

33.  It  is  held  in  New  Hampshire,  that  an  absolute  conveyance,  made 
to  secure  a  debt,  with  the  understanding  that  upon  payment  thei-eof 
the  land  shall  be  reconveyed,  is  void  as  against  creditors.  But,  in 
Maine,  actual  fraud  must  be  proved.(-l:) 

3i.  In  England  it  seems  to  be  held,  that  a  grantor  must  owe  debts 
at  the  time  to  the  extent  of  iasoh^ency,  in  order  to  avoid  the  deed  un- 
der St.  13  Eliz.  But,  in  Massachusetts,  in  order  to  avoid  a  deed  for 
want  of  consideration  or  a  secret  trust,  it  is  sufficient  to  prove  that  the 
grantor  was  deeply  in  debt.(5) 

35.  With  regard  to  subsequent  creditors,  a  voluntary  conveyance  is 
void  if  made  with  fraudulent  views.  In  England,  a  settlement  is  never 
declared  valid,  where  the  party  is  largely  indebted,  and  subsequent 
creditors  apply  for  relief.  If  a  deed  is  set  aside  as  fraudulent,  subse- 
quent creditors  come  in.(ti) 

36.  Where  a  creditor,  whose  demands  were  incurred  partly  before 
and  partly  since  the  conveyance,  joins  them  in  one  suit,  he  stands  as  a 
subsequent  creditor.(7) 

37.  In  Maine,  one  against  whom  a  trespass  has  been  committed  is 
not  a  creditor  before  judgment.  But,  in  Massachusetts,  New  York 
and  Connecticut,  one  holding  a  claim  for  unliquidated  damages,  for  a 
tort,  is  a  creditor,  in  whose  favor  a  deed  may  be  avoided. (6)  But,  it 
is  said.,  an  unbroken  guarantee,  a  warranty  of  title  to  land,  &c.,  are  not 


(1)  Bullard  v.  Brings.  1  Pick.  537-8. 

(2)  Legro  v.  Lord,  1  Fairf.  161. 

(3)  Fteed  v.  Woodman,  4  Greenl.  400. 

(4)  Smith  V.  Lowell,  «  N.  H.  67  ;  Winkley 
V.  Hill,  9,  31;  Reed  v.  Woodman,  4  Greenl. 
400. 

(5)  Sb.ears  v.  Rogers,  3  Barn.  &  Adol.  362  ; 
Parkmau  v.  Welch,  19  Pick.  231. 

(G)  Reade  v.  Livingston,  3  John.  Cha.  501  ; 
Damon  v.   Bryant,   2   Pick.  411;    Howe  v. 


Ward,  4  Greenl.  195  ;  Sexton  v.  Wheaton,  8 
Wiieat.  229;  Hinde  v.  Longworth,  11,  199; 
Benton  v.  Jones,  8  Conn.  186;  Richardson  v. 
Smallwood,  1  Jae.  552  ;  Wadsworth  v.  Ha- 
vens, 3  Wend.  411;  Smith  v.  Lowell,  6  N. 
H.  67  ;  Lewis  v.  Love,  2  B  Monr.  346  ;  Par- 
sons V.  M'Knight,  8  N.  H.  35. 

(7)  Reed  v.  Woodman,  4  Greenl.  400  ;  5, 
471. 


(«)  A  purchases  lands  with  the  money  of  B,  and  takes  a  deed  in  his  own  name,  to  protect 
them  from  B's  creditors.  Held,  they  were  not  liable  to  be  seized  by  a  creditor  of  B.  Howe 
V.  Bishop,  (Mass.)  Law  Report.  Jan.  1842,  p.  358. 

(/;)  The  holder  of  a  mortgage,  given  to  secure  a  negotiable  note,  not  being  in  possession, 
assiuned  the  mortgage,  pending  an  action  of  slander  against  him,  for  the  purpose  of  more 
efll'Ctually  defeating  a  judgment  therein.  He  afterwards  died  insolvent,  and  his  administra- 
tor, bona  fide,  and  for  valuable  consideration,  assigned  the  mortgage.  Held,  the  former  as- 
fiio-nment  was  fraudulent  and  void,,  and  the  second  assignee  took  a  valid  title.  Clapp  y, 
Leatherbee,  18  Pick.  L31. 
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subsisting  debts,  which  per  se  avoid  the  deed,  but  actual  fraud  must  be 
proved.(i) 

38.  One  joint  surety  is  a  creditor  of  another  at  the  time  of  executing 
the  obHgation.(2) 

89.  Where  one  cLiims  under  a  deed,  he  need  only  prove  the  execu- 
tion, dehvery  and  registration  thereof,  if  it  purport  to  be  for  valuable 
consideration,  though  the  same  evidence  shows  the  grantor  to  have 
been  in  failing  circumstances.  A  creditor,  claiming  the  land  under  legal 
process  against  the  grantor,  must  prove  want  of  consideration  and  legal 
fraud. (3) 

40.  To  prove  a  fraudulent  intent,  evidence  is  admissible  of  the  gran- 
tor's prior  acts  and  declarations  ;  but  it  will  have  no  eflect,  unless  know- 
ledge on  the  part  of  the  grantee  is  also  proved. (4) 

41.  It  has  been  already  intimated,  (sec.  1,)  that  a  deed  fraudulent  as 
to  creditoi's  "is  good  between  the  parties.  Thus,  the  grantor's  heirs  are 
bound  by  it.  So  a  vendee  cannot  resist  payment  of  a  note  given  for 
the  price  of  the  land,  on  the  ground  that  the  conveyance  was  fraudu- 
lent. So  a  wife,  joining  the  husband  in  a  fraudulent  conveyance,  loses 
her  dower,  though  the  deed  is  avoided  as  to  creditors.(5)(a) 

42.  A  deed  void  in  part  as  fraudulent  against  creditors,  is  void  for 
the  whole.  But  there  must  be  actual  fraud  ;  otherwise  a  grantee  will 
be  allowed  his  actual  charges  and  expenses.(6)(i) 

43.  JSTearlj^  connected  \v\ih  fniudalent  conue/jances,  is  the  subject  of  the 
acknowledgment  and  registration  of  deeds.  A  deed  not  legally  recorded, 
like  a  fraudulent  deed,  is  in  general  good,  and  may  be  used  in  evidence, 
between  the  parties;  and  is  void  only  as  to  creditors  and  subsequent 
purchasers,  deriving  title  from  the  same  grantor.(7)     Indeed  the  secrecy 


(1)  Meseme  v.  Dyer,  4  Greenl.  52  ;  Fox  v. 
Hills,  1  Conn.  295;  Jackson  v.  Myers,  18 
John.  425  ;  Seward  v.  Jackson,  8  Cow.  406. 
See  Wateriiury  v.  Sturtevant,  18  Wend.  353  ; 
18  Pick.  131 ;   8  N.  H.  35. 

(2)  Howe  V.  "Ward,  4  Greenl.  195. 

(3)  Foster  v.  Hall,  12  Pick.  89. 

(4)  Fosters.  Hall,  12  Pick.  89;  B.owe  v. 
Eeed,  3  Pafrf.  515.  (But  see  Blake  v.  How- 
ard, 2  lb.  202.) 

(5)  Fiudley  v.  Cooper,  1  Blae.  262  ;  Man- 


hattan, &c.  V.  Evertson,  6  Paige,  457  ;  Kim- 
ball V.  Eaton,  8  N.  H.  391. 

(G)  Wackie  v.  Cairns,  5  Cow.  547  ;  McKee 
V.  Gilchrist,  3  Watts,  230 ;  Gardiner,  &c.  v. 
Wheaton,  8  Greenl.  373. 

(7)  Doe  V.  Naylor,  2  Blackf.  33;  Semple  v. 
Miles,  2  Scam.  316;  M'Connell  v.  Reed,  lb. 
374;  Odiornei;.  Mason,  9  N.  H.  24;  Plopping 
V.  Burnham,  2  Greene,  391.  So  a  deed,  the  ac- 
knoiuledgment  of  which  is  illegal ;  as  it'  taken 
by  the  grantee  himself.  Beaman  v.  Whitney, 
7  Shepl.  413. 


(a)  So,  to  an  action  of  trespass  for  cutting  timber  on  the  plaintiff's  land,  it  is  no  defence, 
that  the  defendant  acted  under  a  power  of  attorney  from  the  plaintiff's  grantor,  who  was 
non  compos,  and  that  tlio  deed  was  fraudulent.  Waterhouse  v.  Maxwell,  S.  J.  G.  Maine, 
April  T.  -41 ;  Law  Rep.  July,  -41,  p.  120.  So  where,  to  a  suit  against  the  heirs  of  one 
deceased,  they  plead  riens  per  descent,  it  is  no  answer  to  such  plea,  that  lio  made  a  fraudu- 
lent conveyance.     Harrison  v.  Campbell,  6  Dana,  267. 

If  an  absolute  doed  is  given  in  satisfaction  of  a  mortgage,  and  avoided  by  creditors  as 
fraudulent,  the  mortgage  is  hereby  revived.     Irish  v.  Clayes,  10  Verm.  81. 

A  title,  sul)sequently  acquired  by  a  fraudulent  grantor,  enures  to  the  benefit  of  the  grantee 
by  virtue  of  the  warranty.  Dunbar  v.  McFall,  9  Humph.  505.  See  Tremper  v.  Barton,  18 
Ohio,  418. 

{b)  Where  an  administrator  procures  a  conveyance  by  his  intestate,  to  be  set  aside  in 
equity,  as  fraudulent  against  creditors,  and  the  airfount  of  debts  equals  that  of  the  property 
conveyed,  the  grantee  cannot  deduct  and  retain  the  price  which  he  paid  thorofor.  Holland 
V.  Cruft,  20  Pick.  321.  Nor  can  it  be  done  by  his  assignees  for  the  benedt  of  creditors.  lb. 
That  a  conveyance  without  cosisideration  may  be  Dad  as  to  some  parties  only,  see  Doe  v. 
Rolfe,  8  Ad.  &  El.  G50. 
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attending  a  want  of  registration  is  itself  a  badge  of  fraud.     In  all  the 
States,  this  subject  is  regulated  by  express  statutcs.(a) 

44.  In  Massachusetts,  a  deed  shall  be  acknowledged  by  the  grantors 
or  one  of  them,  or  by  the  attorney  who  executes  it,  before  a  justice  of 
the  peace  in  the  State,  or  any  justice,  magistrate  or  notary  public,(i)  in 
the  United  States  or  in  any  foreign  country,  or  before  any  commis- 
sioner appointed  therefor  by  the  governor,  or  any  minister  or  consul 
of  the  United  States  in  a  foreign  country.  If  a  grantor  die,  or  leave 
the  State,  without  acknowledgment,  a  subscribing  witness  may  prove 
tjie  deed  before  any  court  of  record  in  the  State.  If  all  the  witnesses 
are  dead  or  out  of  the  State,  the  handwriting  of  the  maker  or  of  any 
witness  may  be  proved.  If  a  grantor  refuses  to  acknowledge  his  deed, 
the  grantee,  or  one  claiming  under  him,  may  obtain  from  a  justice  in 
the  county  where  the  land  lies,  or  where  the  grantor  or  any  witness 
lives,  a  summons  to  the  grantor,  to  appear  and  hear  the  testimony  of 
the  subscribing  witnesses.  The  justice  shall  certify  the  proof  by  such 
witnesses,  and  the  presence  or  absence  of  the  grantor.  If  the  witnesses 
are  all  dead  or  out  of  the  State,  the  same  application  may  be  made  to  a 
court  of  record,  and  proof  of  the  handwriting  of  the  grantor  and  a  wit- 
ness shall  be  -sufficient.  Before  or  during  such  application  to  a  court 
or  justice,  any  party  interested  may  file  a  copy  of  the  deed  in  the  reg- 
istry, which  for  thirty  days  shall  have  the  effect  of  registration.  If  at 
that  time  proceedings  are  pending  before  a  justice,  seven  days  more  are 
allowed  from  their  termination.  No  deed  shall  be  proved  before  a  court 
or  justice,  unless  it  has  one  witness.(c)  No  deed  shall  be  recorded,  un- 
less the  fact  of  acknowledgment  or  proof  is  certified  to  by  the  justice  or 
the  clerk  of  the  court.     Deeds  of  ^jeirs  may  be  recorded  by  the  clerk 

(a)  As  to  the  acknowledgment  of  deeds  in  England,  more  especially  in  conveyances  by 
married  women,  see  Mary,  &c.,  1  Mann.  &  G.  88t ;  Warburton  v.  Warburton,  3,  633  ;  Shaw, 
lb.  237  ;  Whitty,  lb.  201 ;  Webster  to  Carline,  4,  27  ;  Birch  &  Cell,  6  Scott,  185  ;  Shuffle- 
bottom,  lb.  898;:iMann,  7  Scott,  142  ;  Ann,  &c.,  8,  147  ;  White,  3  Scott  N.  591;  Alice,  &c., 
647.  The  affidavit  of  an  acknowledgment  in  Russia,  before  the  British  Consul,  is  sufficient, 
the  Russian  laws  not  authorising  an  oath  before  a  magistrate.  Davy  to  Mattwood,  2,  4'24.' 
■Wh'.re  an  acknowledgment  took  place  in  a  remote  part  of  India,  before  certain  military  offi- 
cers, the  commissioners  named  being  absent;  held,  the  commission  should  be  amended  by 
inserting  the  names  of  sucli  officers.  Stubbs  v.  Oakley,  4  Mann  &  G-.  609.  Acknowledg- 
ment is  not  necessary  to  the  validity  of  a  deed  as  against  the  grantor,  his  heirs  and  devisees, 
or  other  parties  having  notice.  Call  v.  Butrick,  4  Cush.  345.  Wark  v.  Willard,  13  N.  H. 
389.  Dole  v.  Thurlow,  12  Met.  151. 

But,  a  deed  not  acknowledged  is  not  notice,  though  recorded.  Strong  v.  Smith,  3  Mc- 
Lean. 362. 

An  unregistered  deed  does  not  confer  a  mere  equity.  It  is  a  legal  conveyance,  and  though 
it  cannot  be  given  in  evidence  and  therefore  is  not  a  perfect  legal  title,  it  operates  as  a  deed 
from  delivery,  and  cannot  be  redelivered  to  the  grantor.  Such  deed  may  be  set  up  in  equity 
Walker  v.  Coltraine,  6  Ired.  Equ.  79. 

So,  a  deed,  though  not  recorded,  is  valid  against  a  mere  trespasser.  Strickland  v.  McCor- 
mick,  14  :\;is.  166. 

The  registry  acts  are  remedial,  and  must  therefore  be  liberally  and  beneficially  construed. 
Fort  V.  Burch,  6  Barb.  60. 

A  statute  may  make  good  the  defective  acknowledgment  of  deeds,  and  may  operate  as  a 
rule  of  evidence,  as  regards  the  execution  of  the  instrument.  Moore  v.  Nelson,  3  McLean, 
383.     Raverty  v.  Fridge,  3  McLean,  230. 

(b)  Wliere  the  acknowledgment  of  a  deed  is  taken  and  certified  by  a  notary  public,  his 
certificaie  need  not  be  authenticated  by  his  notarial  seal.     Farnum  v.    Buffam,  4  Cush.  260. 

(c)  A  deed  not  being  acknowledged,  and  the  signer  and  one  of  the  witnesses  being  dead, 
the  other  testified  in  court,  that  lie  had  no  distinct  recollection  of  the  matter,  or  of  his  own 
handwriting.  Held,  the  signature  of  the  grantor  might  be  proved  by  other  testimony,  and 
the  deed  admitted  to  record ;  and,  unless  there  was  fraud,  the  proceeding  could  not  after- 
wards be  collaterally  questioned.     Thomas  v.  Le  Baron,  8  Met.  355. 
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of  the  town,  parish,  society  or  proprietors.  A  conveyance  of  any  free- 
hold estate,  or  a  lease  for  more  than  seven  years  from  the  making,  is 
void  against  all  but  the  grantor,  his  heirs  and  devisees,  and  parties 
having  notice,('/)  unless  the  deed  be  recorded.  The  recording  of  an  in- 
strument, which  creates  or  declares  a  trust,  is  actual  notice  of  its  exist- 
ence.(l)(/;) 

45.  Acknowledgment  by  one  of  two  grantors  has  been  held  sufhcient 
to  authorize  the  registration  of  a  deed  ;  (and  this  is  now  expressly  en- 
acted.) Thus  a  wife,  releasing  her  dower,  or  even  joining  in  a  convey- 
ance of  her  own  land,(c)  need  not  acknowledge  the  deed.  This  ^ 
upon  the  ground,  that  the  acknowledgment  of  one  grantor  justifies  the 
recording  of  the  deed  as  his  ;  and  this  gives  the  requisite  notoriety  to  the 
whole  instrument.  Nor  -is  it  material,  whether  the  grantors  are  tenants 
in  common  or  owners  in  severalty.(2) 

46.  A  former  statute,  like  the  present,  required  acknowledgment 
before  a  justice  of  the  peace  or  magistrate^  out  of  the  State.  Held,  an 
American  consul  at  a  foreign  port  was  a  77iagistrate.{3) 

47.  A  deed  was  acknowledii;ed  before  the  register,  and  handed  to 
bun  to  be  recorded.  At  the  same  instant,  a  creditor  of  the  grantor  at- 
tached the  land.  Held,  as  a  certificate  of  acknowledgment  was  neces- 
sary to  registration,  the  attachment  should  prevail.(4) 

48.  In  this  State  it  has  been  held,  (and  this  is  the  general  doctrine  on 
the  subject,)  that  registi'ation  is  designed  as  a  substitute  for  h'verf/  of 
seizin;  and  that  ii^  the  notoriety^  intended  to  be  effected  by  both  of  these 
ceremonies,  is  otherwise  attained,  registration  is  unnecessary.(cZ)  Upori 
this  ground,  not  only  is  an  unrecorded  deed  good  against  the  grantor 
and  his  heirs,  but  also  against  a  second  purchaser  or  attaching  creditor, 
having  actual  or  presumptive  notice  of  the  former  conveyance  ;  for  such 


(1)  Mass.  Rev.  St.  40G-8 ;  St.  1844,  289. 

(2j  Pidge  V.  Tyler,  4  Ma.ss.  541 ;  Catlin  v. 
Ware,  9,  218;  Dudley  v.  Sumner,  5,  438; 
Shaw  V.  Poor,  6  Pick.  86. 


(3)  Scanlan  v.  Wright,  13  Pick.  523. 

(4)  Sigourney  v.  Larned,  10  Pick.  72. 


(a)  Held,  not  to  mean  positive  and  certain  knowledge,  but  only  such  notice  as  is  usually 
the  ground  of  action  in  ordinary  affairs.     Curtis  v.  Mundy,  3  Met.  405. 

(b)  Registration  does  not  operate  as  constructive  notice,  unless  the  instrument  is  one  which 
the  law  requires  to  be  recorded,  nor  unless  the  formalities  are  observed,  which  are  prescribed 
as  preliminarj'  to  registration.  Thus,  the  recording  of  an  unacknowledged  deed  has  no  legal 
effect.  Blood  v.  Blood,  23  Pick.  80  :  ace.  De  Witt  v.  Moulton,  5  Shepl  418 ;  Dunn  v.  Gaines, 
1  McL.  520. 

(c)  This  is  carrying  the  point  to  a  very  great  length.     Sedgwick,  J.,  dissented. 

{d)  The  same  principle  applies,  in  England,  in  case  of  a  prior  judgment  not  docketed,  but 
of  which  the  subsequent  purclias,er  has  notice.  Tunstall  v.  Trappes,  3  Sim.  2SG.  But  seo 
Davis  V.  Strathmorc,  IG  Ves.  419.  Whether  an  unregistered  mortgage  has  preference  of  a 
subsequent  docketed  judgment,  see  4  Kent.  172 ;  Schmidt  v.  Hoyt,  1  Edw.  652  ;  Ledyard  v. 
Butler,  9  Pai^c,  132;  Ash  v.  Ash,  1  Bay,  304;  Jacques  v.  Weeks,  7  Watts,  2G1  ;  Davidson 
V.  Comari,  1  Badg.  &  Dov.  Equ.  470  ;  Bank,  &c.  v.  Sturge.s,  2  McLean,  341.  In  North  Caro- 
lina, where  a  deed  of  trust  is  made  to  A,  but  not  I'ccorded,  and  B,  having  notice,  takes  an- 
other: tliis  is  no  fraud  on  the  part  of  B,  certainly  at  law,  or  as  against  parties  not  claiming 
nnder  A.  Burgin  v.  I'urgin,  1  Ired.  453.  In  Kentucky,  an  unrecorded  deed  is  invalid  r/i^azo 
against  creditors,  though  tliey  have  notice  of  it.  Edwards  v.  Brinker,  9  Dana,  69.  Where 
a  secdnd  mortgagee,  having  no  notice  of  the  first  mortgage  when  he  takes  the  second,  me- 
morializes tiie  second  after  receiving  notice ;  he  will  have  priority,  if  the  memorial  of  the 
former  is  defective.  P^ssex  v.  Baugh,  1  Y.  &  Colh  Cha.  620.  If  two  deeds,  of  different  dates 
and  times  of  acknowledgment,  are  recorded  on  one  day,  parol  evidence  is  not  admissil)le  as 
to  prif]rity  of  reception  by  the  register.  Nor  is  the  order  in  which  they  arc  entered  any 
evidence.  But  tiie  first  deed  prevails  over  the  other,  unless  the  latter  be  proved  to  liavo 
been  first  recorded.     Hatch  v.  Haskins,  5  Shepl.  391. 
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purchaser  or  creditor  is  himself  guilty  of  a  fraudulent  act.(a)     And  the 
same  rule  applies  to  a  purchaser  with  notice  from  such  fraudulent  gran- 
tee.     A  second  purchaser  or  creditor,  however,  having  notice,  Avdl  ac- 
quire a  good  title  against  the  first  purchaser,  after  waiting  a  reasonable 
time  for  the  first  purchaser  to  record  his  deed  ;  because  he  may  fairly 
presume  that  in  some  way  the  estate  has  been  restored  to  the  grantor. 
Seven  days  has  been  held  not  a  reasonable  time.     But,  where  there  is 
no  notice  of  the  first  deed,  this  is  postponed  to  an  attachment  or  subse- 
quent conveyance,  without  allowing  the  first  grantee  any  time  to  record 
his  deed,(i)  even  though  there  is  notice  of  an  intention  to  make  a  deed. 
Where  there  are  two  conveyances,  the  one  fraudulent  and  void  as  to  the 
other,  and  the  fraudulent  one  is  first  recorded,  this  granteemay  pass  a 
good  title  to  one  not  having  actual  notice  of  the  deed  which  is  not  fraud- 
ulent, though  registered  before   such  conveyance   by  the   fraudulent 
grantee.(c)     The  fraud  or  notice  of  a  second  purchaser  must  be  clearly 
proved.     But  his  having  read  the  former  deed  will  charge  hini  with 
notice  of  all  its  contents.     Open,  peaceable  and  exclusive  possession,  by 
the  grantee,  is  not  conclusive  of  notice.     Thus,  where  one  owning  and 
occu'J-^ving  part  of  a  lot,  which  was  not  divided  by  a  fence,  purchased  the 
rest,  chieSv   woodland,  and   then   repaired   the  fence  of  the  lot,  pas- 
tured cattle  upon  it,  and  sold  trees  from  the  part  purchased ;  this  was 
held  not  to  be  sufficient  notice.     But  possession  is  notice,  though  there 
was  no    visible  change  thereof  at  the  making  of  the  deed,  unless  the 
second  purchaser  knew  that  the  first  was  in  possession  prior  to  the  deed, 
not  claiming  title.     In  case  of  a  deed  and  defeasance  back,  notice  to  a 
creditor,  &c.,  in  order  to  have  any  eff"ect,  must  be  notice  of  such  facts  as 
constitute  the  transaction  a  mortgage.     Tlie  grantor's  remaining  in  pos- 
session is  not  sufficient  notice  of  such  bond  to  creditors  of  the  gran- 
tee.(l)(cZ) 


(1)  Dudley  v.  Sumner,  5  Mass.  438  ;  6,  487 ; 
Wells  V.  Prince,  4,  68;  3,  573;  Norcross  v. 
AVidgery,  2,  506;  Farnsworth  v.  Childs,  4, 
637;" 6.  24;  Prescott  v.  Heard.  10,  60;  State, 
&c.  t;.  Bradish.  14,  296;  1  Pick.  164;  Brown 
V  President,  &e.,  1 1  Mass.  153  ;  Trull  v.  Bige- 
low,  16,  406;  M'Mechan  v.  Griffing,  3  Pick. 
149  ;  Gushing  v.  Hurd,  4,  253  ;  Newhall  v. 
Burt,  7,  157  ;  Newhall  v.  Pierce,  5,  450; 
Adams  v.  Cuddy,  13,  460 ;  Hewes  v.  Wiswell, 
8  Greenl.  94;  Bracket!  v.  Wail,  6  Verm.  411; 
Rogers  V.  Jones,  8  N.  H.  264;  Jaques  v. 
Weeks,  7  Watts,  261 ;  Hudson  v.  Warner,  2 


Harr.  &  G.  415  ;  Matthews  v.  Demerritt,  9 
Shepl.  312;  Forrest  v.  Warrington,  2  Des. 
254;  Roads  V.  Symmes,  1  Ham.  281;  New- 
man V.  Chapman,  2  Rand.  93:  Jackson  v.  Bur- 
gott,  10  John.  457  ;  Pike  v.  Armstead,  1  Badg. 
&  Dev.  Equ.  110;  Chiles  v.  Conley,  2  Dana, 
23 ;  U.  S.  V.  Canal,  &c..  U.  S.  Cir.  Ct.  May, 
1844,  Maine  Law  Rep.  June,  1844,  p.  88; 
Griswold  v.  Smith,  10  Verm.  452  ;  Lightner 
V.  Mooney,  10  Watts,  412;  Miller  v.  Cresson, 
5  Watts  &  S.  284;  M'Culloch  v.  Cowker.  lb. 
427 ;  Boggs  v.  Varner,  6,  469 ;  Hardy  v.  Sum- 
mers, 10  Gill  &  J.   317  ;  Flynt  v.   Arnold,  2 


(a)  But,  if  a  creditor  of  such  second  purchaser  attach  the  land,  having  no  notice  of  the 
prior  conveyance,  his  title  will  be  good,  although  lie  receive  notice  before  levying  his  execu- 
tion, and  althoucjh  the  attachment  was  not  recorded  according  to  law.  The  exception  in  the 
statute  in  retjard  to  the  validity  of  unaecorded  conveyances,  where  the  second  purchaser  has 
notice,  is  strictly  personal.  It  does  not  applv  to  a  purchaser  from  him;  and  an  attarhment 
is  in  the  nature"  of  a  purchase.  The  omission  to  record  the  attachment,  could  have  an  eflect 
only  in  relation  to  subsequent  purchasers  or  attaching  creditors.  Suffolk,  S.  J.  C.  March,  1840; 
Coffin  V.  Ray,  Law  Reporter,  Aug.  -40,  141  ;  U.  S.  v.  Canal  &c.,  2  Story  R.  79. 

(&)  The  English  statute  of  enrolments  allows  six  months  for  this  purpose,  and  the  enrol- 
ment relates  to  the  makincr.     So  in  some  other  States.     (Infra.)  _ 

(c)  Notice  to  a  husband'is  not  such  to  the  wife,  where  a  deed  is  made  to  them  jointly  of 
land  subject  to  a  prior  unregistered  mortgage;  especially  if  the  whole  consideration  proceeds 
from  her.     Snyder  v.  Sponable,  1  Hill,  567.  ,   •,      ,        -d 

(d)  A  mortgagee,  wlio  took  his  mortgage  with  notice  of  a  prior  unregistered  deed  to  B, 
assigned  the  mo'rtgage  to  C,  v/ho  had  not  such  notice,  to  secure  a  pre-existing  debt  and  a  sum 
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49.  If  a  mortgagee  assign  the  mortgage,  and  afterwards  take  a  deed 
from  the  mortgagor,  and  the  assignment  be  not  recorded,  the  assign- 
ment is  invalid  against  creditors  of  the  mortgagee,  who  may  attach  the 
land  as  his.(l) 

50.  A  deed  given  by  a  tax  collector  must  be  acknowledged  and  re- 
corded to  pass  a  perfect  title. (2) 

51.  As  between  parties  claiming  under  different  grantors,  priority  of 
registry  has  no  legal  effect.  Eegistry  is  constructive  notice  only  as  be- 
tween purchasers  from  one  grantor.(3) 

52.  A,  claiming  under  an  ancient  deed  not  recorded,  had  been  out  of 
possession  more  than  forty  years,  and  the  land  had  been  used  as  a  road. 
The  road  being  discontinued,  B  purchased  the  land  from  C,  having  no 
notice  of  the  deed  to  A.  A's  deed  was  afterwards  recorded.  Held, 
A's  title  should  prevail.(4) 

53.  The  certificate  of  the  register  of  deeds  is  conclusive,  as  between 
the  grantee  and  a  creditor,  as  to  the  time  of  recording  the  deed.(5)(a) 

54.  In  Maine,  any  deed  of  lands,  except  a  lease  for  less  than  seven 
years,  is  acknowledged  before  a  justice  of  peace  in  the  State,  a  justice, 
magistrate,  notary  or  commissioner,  in  any  other  of  the  United  States, 
or  United  States  minister  or  consul  abroad ;  and  thereupon  recorded. 
Otherwise,  it  is  valid  only  against  the  party  and  his  heirs.  If  the  grantor 
go  beyond  sea  or  out  of  the  government,  or  die,  before  acknowledgment, 
the  deed  may  be  j^^'oved  by  a  subscribing  witness  before  a  court  of 
record  in  the  State,  or,  if  one  or  all  the  witnesses  are  dead,  by  the  testi- 
mony of  two  witnesses  to  the  handwriting  of  the  grantor  and  the  wit- 
nesses, before  a  court  of  record.  Upon  refusal  to  acknowledge  the 
deed,  a  copy  left  at  the  registry  shall  be  effectual  for  forty  days ;  and 
the  grantor  may  be  summoned,  as  in  Massachusetts,  for  the  purpose  of 
proof  by  the  subscribing  witnesses.  Delivery  of  a  deed  to  the  register 
is  in  law  a  recording  of  it.(6) 

55.  It  is  held  in  this  State,  that  where  a  deed  is  not  recorded,  in  order 
to  charge  a  second  purchaser,  &c.,  with  notice,  the  facts  must  be  such 
as  to  leave  no  reasonable  doubt.  Knowledge  on  the  part  of  the  attor- 
ney of  a  creditor  who  brings  the  action,  will  not  charge  the  latter.     So 


Met.  619  ;  Neale  v.  Hagthrop,  3  Bland,  586; 
Dixon  V.  Lacoste,  1  Sm.  &  M.  70  ;  Rogers  v. 
Jones,  8N.  H.  264;  Frothingham  v.  Stacker, 
11  Mis.  77;  Meuse  v.  McLean,  13,  298:  Busli 
V.  Golden,  17  Conn.  59-4;  Sponable  v.  Snjder, 
7  Hill,  427 ;  Moyer  v.  Scliick,  3  Barr,  242 ; 
Randall  v.  Silverthorn,  4  Barr,  173;  Brown 
V.  Bank  &c.,  3,  187;  Landes  v.Brant,  10  How. 
348. 


(1)  Clark  V.  Jenkins,  5  Pick.  280. 

(2)  Tilson  V.  Thompson,  10  Pick.  359. 

(3)  Tyler  v.  Hammond,  11  Pick.  193. 

(4)  lb, 

(5)  Tracy  v.  Jenks,  15  Pick.  465. 

(6)  1   Smitb,   138-142;  Rev.  St.  78,  373, 
586. 


of  money  advanced  at  the  time,  the  amount  of  the  mortgage  exceeding  the  aggregate  of  l>oth 
these  sums.  Held,  he  had  a  valid  title  against  B  to  the  amount  of  his  whole  claim.  Giiddeu 
V.  Hunt,  24  Pick.  221. 

By  virtue  of  an  agreement  between  A  and  D,  who  had  notice  of  B's  deed,  D  paid  to  C  his 
entire  claim,  and  to  A  the  balance  of  the  mortgage  debt,  and  took  an  assignment  of  the 
mortgage  from  C.  Held,  B  might  redeem  on  paying  the  amount  paid  by  D  to  C,  with 
interest.     lb. 

(a)  Action  against  a  tenant  in  dower  by  an  assignee  of  the  reversion,  for  waste  committed 
by  her  assignee.  Held,  the  actual  possession  of  the  latter  was  suflicient  evidence  of  tlie  as- 
signment to  him,  tliough  the  assignment  wa3  not  recorded  till  after  the  commencement  of 
the  suit.     Foot  v.  Dickinson,  2  Met.  Gil. 
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notice  to  the  officer  who  serves  the  process  is  insufficient,  though  com- 
municated to  the  creditor  before  extent  of  his  execution,  but  after  at- 
tachment of  the  \am].  But,  if  the  party  have  notice,  the  manner  m 
which  he  obtains  it  is  immaieriah(l) 

56.  Conveyance  from  A  to  B.  A  at  the  same  time  takes  back  a  deed 
to  himself  and  his  two  sons.  The  former  deed  was  recorded,  but  not  the 
hitter,  but  A  remained  in  possession.  Held,  such  possession  was  so 
far  notice  of  the  deed  to  A,  that  a  creditor  of  B  could  not  hold  the 
land.(2) 

57.  But  possession  is  only  implied  notice,  which  does  not  charge  a 
party  actuallv  ignorant  of  the  fact. 

58.  A  conveyed  to  B,  and  B  entered,  but  the  deed  w^as  not  recorded. 
B  conveved  to'C,  who  suffered  the  land  to  remain  vacant.  D  fraud- 
ulently induced  B  to  surrender  his  deed  to  A,  and  himself  took  a  deed 
from  A,  which  was  recorded;  entered,  and  occupied  till  his  death  ;  and 
his  administrator  then  conveyed  to  B,  who  was  ignorant  of  D's  fraud 
and  of  the  deed  from  A  to  B.  In  an  action  by  C  against  E,  held,  B's 
possession  was  only  implied  notice  of  his  title,  and  that  E,  having  no 
actual  notice,  should  hold  against  C.(o)(o) 

59.  In  New  Hampshire,deeds,  except  leases  for  more  than  seven  years, 
are  acknowledged  before  a  justice  of  the  peace,  notary  public,  or  commis- 
sioner, or  a  minister  or  consul  of  the  United  States  abroad,  and  re- 
corded; otherwise,  they  are  valid  only  against  the  grantor  and  his 
heirs.  So,  also,  powers  of  attorney  to  convey.  Upon  refusal  to  ac- 
knowledge, the  grantee  may  record  the  deed,  which  shaU  be  effectual 
for  sixty  days;  and  a  grantor  may  be  summoned  by  a  justice  of  the 
peace  to  attend  a  proof  by  the  witnesses,  (as  in  Massachusetts  and 
Maine.)  If  the  grantor  is  beyond  sea,  or  remove  from  the  State,  or  be 
dead,  or  insane,  before  acknowledgment,  the  execution  may  be  proved 
by  a  witness  before  a  court  of  record  ;  if  the  witnesses  are  dead,  or  be- 
ll) Lawrence   v.   Tucker,    7   Greenl.   195.1      (2)  Webster  u  Maddox,  6  Greenl.  256. 

(See  Wise  v.  Tripp,   1   Shepl.  9;)  Stanley  v.        (3)  Hewes  v.  ■Wiswell,  8  Greenl.  94. 
Perley,    5    Greenl.    369 ;    Porter   v.    Cole,  4 
Greenl.  20.  I 


(a)  Acknowledgment  before  the  grantee  himself  is  void  :  leaving  the  deed  good,  however, 
between  the  parties.  Beaman  v.  Whitney,  7  Shepl.  41 3.  Where  an  acknowledgment  specifies 
no  date  or  place,  the  former  is  presumed  to  be  that  of  the  deed,  and  the  latter  to  be  within 
the  justice's  jurisdiction.     Rackleff  v.  Norton,  1  Appl.  274. 

Under  Rev.  Sts.  ch.  91,  sec.  26.  implied  or  constructive  notice  of  a  prior,  unrecorded  deed, 
will  not  avoid  a  subsequent  oiie ;  actual  notice  is  necessary.  Spoflbrd  v.  Weston,  29  Maine, 
140;  Hanly  v.  Morse,  32  Maine,  287. 

It  seems,  that  the  conduct  of  a  subsequent  purchaser  or  attaching  creditor,  who  has 
knowledge  or  notice  of  a  prior  conveyance,  and  afterwards  attempts  to  acquire  a  title  to  him- 
self, is  fraudulent.     Spofford  v.  Weston,  29  Maine,  140. 

The  knowledge  on  tiie  part  of  the  grantee  in  the  subsequent  deed,  that  there  are  upon 
record  conveyances,  the  title  being  in  dispute,  made  by  parties  who  cannot  show  by  the  re- 
gistry any  title  in  themselves,  derived  from  the  former  actual  owner,  no  conveyance  from 
him  appearing  therein;  and  information  derived  by  the  grantee  from  persons  obtaining  their 
knowledge  from  such  regi.stry;  is  not  such  actual  notice  of  a  prior  unregistered  deed  as  will 
defeat  his  title.     lb. 

It  is  not  the  duty  of  a  party  purchasing  land,  to  inquire  of  a  person  claiming  under  a  prior 
unregistered  deed,  as  to  his  title.     lb. 

Wiiere  the  declarations  of  tlie  subsequent  purchaser  show  both  his  disbelief  of  any  prior 
deed,  and  his  knowledge  of  the  claim  of  the  parties  professing  to  hold  under  such  a  deed, 
they  do  not  warrant  the  conclusion,  that  he  had  actual  notice  of  the  existence  of  the  deed; 
nor  is  his  conduct  fraudulent,  in  taking  a  conveyance  to  himself.     lb. 
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jond  sea,  or  removed  out  of  the  State,  or  cannot  be  bad,  and  the 
grantor  is  also  dead,  his  handwriting  and  that  of  the  witnesses  may  be 
shown  by  two  witnesses — the  proof,  in  these  cases,  to  be  before  the 
Superior  Court  or  Court  of  Common  Pleas ;  or  a  justice  of  the  peace 
and  of  the  quorum,  and  a  clerk  of  one  of  said  courts;  and  provided 
the  grantee  took  possession,  living  the  grantor,  and  he,  or  some  one 
claiming  under  him,  has  ever  since  continued  in  quiet  possession. 
Powers  of  attorney  to  convey  lands,  being  acknowledged  and  recorded, 
are  placed  on  the  same  footing  with  deeds,  as  to  the  reception  of  copies 
in  evidence.  Any  one  interested  in  a  deed  may,  by  warrant  from  a  " 
justice  of  the  peace,  require  the  party  having  possession  of  it,  to  put  m 
on  record. (1) 

60.  Although,  where  an  owner  conveys  land,  and  the  grantee  neg- 
lects to  record  his  deed,  the  grantor  may  validly  convey  anew  to  an 
ignorant  third  person ;  yet  one  having  no  evidence  or  pretence  of  title 
cannot  pass  a  good  title  to  another,  merely  because  the  true  owner  has 
neglected  to  record  his  deed.  A  stranger  to  the  title  cannot,  any  more 
than  the  grantor  himself,  object  to  the  want  of  acknowledgment  and 
registration.  The  statute  of  enrolments  was  designed  for  the  protection 
of  creditors  and  subsequent  purchasers,  not  of  wrong-doers.(2) 

61.  A  deed  may  be  validly  acknowledged  before  a  notary  public  in 
another  State.  Being  a  mere  ministerial  act,  a  justice  of  the  peace  may 
take  such  acknowledgment  out  of  his  own  county .(3) 

62.  A  deed  or  power  of  attorney  must  be  acknoAvledged  or  proved 
according  to  law,  in  order  to  authorize  its  registration,  and  to  render 
admissible  in  evidence  an  office  copy  of  such  deed. (4) 

63.  The  prevailing  language  of  the  statutes  upon  this  subject  is,  that 
an  unrecorded  deed  is  good  against  the  grantor,  his  heirs  and  devisees. 
In  New  Hampshire,  the  language  is,  against  heirs.  In  a  recent  case, 
the  rights  and  powers  of  a  devisee,  in  this  respecc,  were  brought  in 
question. 

64.  A  conveyed  to  B.  The  deed  was  not  recorded,  and  A  occupied 
till  his  death,  and  devised  to  C.  C  entered  after  A's  death,  and  conveyed 
to  D,  who  had  notice  of  the  deed  to  B.  Held,  the  land  passed  by  the 
will,  and  D  should  hold  against  B  and  his  assigns.("') 

65.  Where  a  person  takes  a  convej^ance  from  one  man,  of  laud  of 
which  another  has  open  and  visible  possession,  the  purchaser  is  pre- 
sumed to  know  everything  in  relation  to  the  title  of  the  possessor, 
which  could  have  been  learned  by  the  most  diligent  inquiry  ;  not  be- 
cause the  possession  is  itself  calculated  to  give  such  knowledge,  but  be- 
cause such  purchases  ought  not  to  be  encouraged,  nor  the  grantee  to 
stand  on  any  better  footing  than  the  grantor.(6) 

65  a.  A  party  took  a  conveyance  of  land  in  trust,  to  sell  and  account 
for  it  to  his  grantor,  but  gave  his  note  for  the  consideration,  which  note 
was  afterwai'ds  sued  by  such  grantor,  and  the  land  set  off  to  him  in 

(1)  3  Griff.  35-7  ;  Soutlieriri  v.  Mendum,  5  ;  (3)  Soullierin  v.  Menrlum,  5  N.  H.  420  ; 
N.  H.  427-8 ;  N.  IT.  L.  533-4;  Rev.  St.  G7,  \  Odiorno  v.  Mason,  9  N.  IT.  24. 

243-4.     See  Brown  v.  E.lson,  23  Verm.  435.  j      (4)  Montgomery  t;.  Dorion,  G  N.  H.  250. 

(2)  Olmstead  v.  Niles,  7  N.  IT.  527  ;  Tyler  !      (5)  Wliittomore  v.  Bean,  6  N.  H.  47. 

V.  Hammond,  11  Pick.  193  ;  Montgomery  v.  '  (6)  Had.luck  v.  Wilmarlli,  5  N.  IT.  187-8-9; 
Dorion,  6  N.  IT.  250  ;  Odiorne  v.  Mason,  9  Colby  v.  Kcnniston,  4  lb.  262  ;  Tomson  v. 
N.  H.  24.  j  Ward,  1  lb.  11.    See  Rojrr-rs  v.  Jones,  8,  264; 

!  Great  Falls,  &c.  v.  Worster,  15  N.  H.  412. 
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sati.sfaclion  of  the  judgment  and  execution.  Held,  where  such  deed 
was  recorded,  (though  ^lot  acknowledged,)  and  no  actual  knowledge  of 
the  same  brought  home  to  a  creditor  of  the  grantor,  if  he  were  to  be 
charged  in  any  way  with  constructive  notice,  it  must  be  constructive 
notice  of  the  trust  as  well  as  the  deed.(l)  « 

65  b.  Whether  a  creditor  who  had  actual  notice  of  such  a  deed,  but 
no  knowledge  of  the  trusts,  might  not,  in  the  case  above  stated,  have 
attached  and  levied  on  the  estate  so  conveyed,  in  satisfaction  of  a  debt 
of  the  grantee,  qucere  ?{2) 

6Q.  In  Vermont,  a  deed  for  more  than  one  year  is  acknowledged  be- 
fore a  justice  of  the  peace,  or  the  judge  of  some  court  of  law,  and  re- 
corded in  the  town  clerk's  office,  or  for  want  thereof  in  the  county 
cltrk's  office,  where  the  laud  lies.  A  feme  covert  is  privately  examined. 
If  a  grantor  is  out  of  the  State,  or  dead,  the  deed  may  be  proved  by 
an  attesting  witness,  before  any  judge  of  the  Supreme  or  County  Court. 
If  the  grantor  and  all  the  witnesses  are  dead,  or  out  of  the  State,  the 
proof  may  be  before  the  Supreme  or  County  Court,  by  proving  the 
handwriting  of  the  grantor,  or  witnes'ses,  or  other  evidence.  In  case 
of  refusal  to  acknowledge,  the  grantee  may  record  as  in  New  Hamp- 
shire, and  have  compulsory  process  from  a  justice  of  the  peace.  In 
such  case,  registration  will  be  effectual  for  sixty  days.  If  the  proceed- 
ings are, not  then  terminated,  for  six  days  after  they  are  closed.  Powers 
of  attorney  are  authorized  to  be  recorded.  Acknowledgment  or  proof 
out  of  the  State  may  conform  to  the  law  of  the  place  where  it  is  made. 
It  may  take  place  before  a  magistrate,  justice  of  the  peace,  notary  or 
comraissroner,  or,  if  abroad,  beibre  a  minister,  charge  or  consul.  A 
process  is  provided,  for  compelling  a  grantor  to  record  his  title 
deeds.(3)(a) 

67.  Where  a  deed  is  proved  as  a  substitute  for  acknowledgment,  the 
certificate  of  the  magistrate  need  not  show  a  refusal  to  acknowledge, 
but  only  the  fact  of  proof,  and  the  presence  or  absence  of  the  grantor  ; 
and,  in  case  of  absence,  that  he  was  duly  summoned. (•!) 

68.  The  certificate  of  proof  remains  effectual,  though  the  grantor  ap- 
peal from  the  justice.  Hence,  no  certificate  is  necessary  from  the  clerk 
of  the  court  to  which  the  appeal  is  made.  It  seems,  the  appeal  applies 
ordy  to  costs.ip) 

69.  Acknowledgment  before  "  A  B,  judge  of  the  Supreme  Court," 
is  good  ;  because  the  constitution  makes  a  judge  of  the  court  ex  ojficio 
a  justice  of  the  peace.(6) 

70.  But,  where  a  deed  is  proved  before  a  judge,  the  certificate  must 
state  the  fiicts  which  take  the  case  out  of  the  general  rule,  requiring 
acknowledgment  before  a  magistrate.(7) 

71.  The  registration  of  an  acknowledged  deed  has  no  etTect,  as  con- 
stituting implied  notice  of  such  deed,  beyond  the  temporary  etfect  ex- 
pressly given  to  it  by  the  statute.(b) 


(1)  Dow  V.  Sayward,  14  N.  IT.  9. 
!2)  lb. 

(3)  Verm.  Rev.  St.  313-4. 

(4)  Caltiuv.  Washburn.  3  Verm.  25. 

(5)  lb. 


(6)  Middlebury,  &c.   v.   Chenev,    1   Verm. 
550. 

(7)  Pearl  v.  Howard,  1  D.  Chip.  173. 

(8)  Hoisington  v.  Hoisinglon,  2  Aik.  235. 


(n)  By  act  of  1850,  (p.  36,)  a  town  clerk,  notary;  or  master  in  Chancery,  may  take  acknow- 
ledgments of  deeds. 
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72.  A  certificate  of  acknowledgment  need  not  show  in  what  State  it 
•was  taken,  provided  this  appears  with  reasonable  certainty  from  inspec- 
tion of  the  whole  instrument.(l) 

73.  An  acknowledgment  is  valid,  though  not  dated.(2) 

74.  A  deed,  made  before  any  statute  requiring  acknowledgment  and 
registration,  is  sufficiently  proved  by  long  acquiescence  in  it  as  a  valid 
deed.(3) 

75.  A  conveyed  to  B,  and  at  the  same  time  gave  him  an  acknow- 
ledgment upon""  a  copy  of  the  deed,  that  he  had  received  the  original 
for^he  purpose  of  registration.  A  neglected  to  record  the_  deed,  but 
the  copv,  with  the  receipt  upon  it,  was  recorded.  Held,  this  registra- 
tion -was  not  effectual  as  against  a  creditor  of  A,  who  levied  upon  the 
land.(-i) 

76.  Open,  exclusive,  and  continued  possession  and  improvement  of 
land  constitute  suflicieut  notice  of  title,  though  a  deed,  under  which  the 
possessor  claims,  has  been  recently  executed,  in  fulfilment  of  a  contract 
of  purchase,  under  which  possession  w\as  first  taken,  and  has  not  been 
recorded.  But  the  possession  of  the  grantee,  jointly  with  the  grantor, 
and  in  continuation  of  the  grantee's  prior  residence,  is  not  sufficient 
notice.(5) 

77.  A  conveys  to  B,  whose  deed  is  not  recorded.  B  conveys  to  C, 
and  D,  having  notice  of  such  conveyance,  fraudulently  procures  from 
B  his  deed,  returns  it  to  A,  himself  takes  a  deed  from  A,  and  conveys 
to  E,  who  had  no  notice  of  the  prior  conveyances.  Held,  E's  title 
should  prevail  over  C's,  and  over  that  of  a  grantee  of  C,  having  notice, 
both  in  law  and  equity. (6) 

78.  Where  a  second  deed  is  made  to  partners^  notice  to  one  of  them 
of  a  prior  deed  binds  the  whole.(7) 

79.  Where  a  father  takes  a  conveyance  to  his  minor  son,  but  retains 
the  deed  himself,  without  recording  it,  the  son  has  no  claim  to  the  deed 
or  the  lands. (8) 

80.  Registration  of  a  deed  is  not  presumed.  Hence  parol  evidence 
of  its  contents  is  admissible,  without  proving  that  the  party  has  searched 
the  record. (9) 

81.  Where  a  second  grantee  has  notice  of  a  prior  unrecorded  deed, 
its  execution,  contents  and  existence,  he  is  not  protected  from  the  effect 
of  such  notice,  by  any  erroneous  opinion  as  to  its  validity. (10) 

81  a.  Although  the  name  of  the  grantor  is  defectively  stated  in  the 
certificate  of  acknowledgment ;  yet,  it  is  sufficient,  if  it  appear  with 
reasonable  certainty  from  the  whole  instrument,  that  the  deed  was 
acknowledged  by  the  grantor.(ll) 

82.  In  Connecticut,  a  deed  is  not  evidence  of  title,  without  a  certifi- 
cate of  acknowledgment,  even  between  the  parties  ;  but  as  between 
them,  recording  is  unnecessary.  If  the  grantor  refuses  to  acknowledge, 
the  grantee  may  enter  caK^ion  with  the  town  clerk,  which  will  secure 
his  claim  till  atrial  is  had;  and  then  a  copy  of  the  judgment  of  court, 
recorded  in  the  town  registry,  will  establish  his  title.     Deeds  are  re- 


(1)  Brooks  V.  Chaplin,  3  Verm.  281. 

(2)  Galusha  V.  Sinclcar,  3  Verm.  394, 

(3)  Stevens  v.  Griffith,  3  Verm.  448. 
(4   Stevens  v.  Brown,  3  Verm  42. 

(5)  Ruhlee  v.  Mead,  2   Verm.  544 ;  Hois- 
ington  V.  Huisington,  2  Aik.  236. 


(G)  Morrison  v.  Shatluck.  1  D.  Chip.  42. 

(7)  Barney  v.  Jcwctt.  1  D.  Ciiip  315. 

(8)  Ward  v.  Morril,  1  D.  Cliip.  322. 

(9)  Mattocks  v.  Stearns,  9  Verm.  326. 

(10)  Bracketti;.  Wait,  5  Verm.  424. 

(11)  Chandler  v.  Spear,  22  Verm.  388. 
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corded  in  the  office  of  the  town  clerk,  where  the  land  lies.  Otherwise, 
they  are  good  only  against  the  grantor  and  his  heirs.  Bmsonalle  time 
is  allowed  for  recording.  Acknowledgment  is  made  by  the  grantor  or 
his  atlorney.  The  power  of  attorney  is  acknowledged  and  recorded. 
Acknowledgment  is  made  before  a  justice  of  the  peace,  a  United 
States' jadge,  or  a  judge  of  the.  Supreme  or  Superior  Court,  or  the 
Court  of  Common  Pleas,  or  the  County  Court  of  any  State,  or  commis- 
sioner of  the  school  fund,  or  notary  public,  or  before  an  officer  commis- 
sioned for  this  purpose.  Past  deeds  are  made  valid,  if  thus  authen- 
ticated. Leases  for  more  than  one  year  are  good  only  between  the  par- 
ties, unless  acknowledged  before  a  justice  of  the  peace,  or  school  com- 
missioner, and  recorded.  Deeds  made  abroad  may  be  acknowledged 
before  a  consul,  notary  public,  or  justice  of  the  peace ;  if  in  another 
State,  acknowledged  or  proved  before  a  commissioner  appointed  by  the 
governor.  By  a  late  act,  acknowledgments  certified  by  a  notary  with- 
out a  seal  are  made  valid. 

83.  The  registry  of  a  deed  is  of  no  validity,  if  such  deed  is  defective 
through  the  want  of  some  statutory  requisites,  whether  the  defect  ap- 
pear upon  the  face  of  the  instrument  or  not ;  as,  for  in'Stance,  where  one 
of  the  attesting  witnesses  is  the  wife  of  the  grantor.(l) 

84.  A,  on  the  same  day,  made  separate  mortgages  of  the  same  land 
to  B  and  C.  B's  deed  was  entered  for  record  a  short  time  before  C's, 
but  on  the  same  day.  B,  being  in  possession  under  his  deed,  acknow- 
ledged in  writing  that  the  two  deeds  were  concurrent,  and  that  his  deed 
was  first  recorded  through  mistake.  B  afterwards  conveyed  to  D. 
Held,  such  writing,  though  not  recorded,  was  admissible  evidence 
against  I).(2) 

85.  If  a  prior  deed  fails  to  be  recorded,  through  some  act  of  the  se- 
cond grantee,  the  latter  shall  not  hold  the  land.(3) 

86.  It  has  been  held,  that  one  cannot  recover,  even  against  a  stranger 
in  ejectment,  under  an  unrecorded  deed.  (But  four  out  of  nine  judges 
dissented,  and  the  decision  has  been  often  questioned.)(4) 

87.  Where  a  deed  is  received  for  record,  this  entry  made  upon  it  by 
the  reo-ister,  and  the  deed  lodged  in  the  office,  the  effect  is  the  same  as 
that  of  actual  registration.(5) 

88.  It  is  said,  that  an  execution  creditor,  wdth  knov/ledge  of  an  \\r\- 
recorded  deed,  will  be  postponed.  But  the  question  seems  to  be  un- 
settled. A  second  grantee  will  not  be  postponed  by  reason  of  the  for- 
mer deed,  unless  guilty  of  fraud. (6) 

89.  A  deed  is  no  evidence  of  title,  without  a  proper  certificate  of  ac- 
knowledgment.(7)     (See  sec.  82.) 

90.  A^certificate  in  this  form,  "  personally  appeared  A  B,  signer  of 
■the  above  instrument,  to  be  his  free  act  and  deed,"  &c.,  is  no  evidence 
of  an  acknowledgment,  and  cannot  be  supplied  by  anj/  construction  or 
intend  ment.(8) 

(1)  3  Griff.  63-6;  Conn.  St.  349-50-2-3;  >  (4)  French  v.  Gray,  2  Conn.  92;  Dutt.  89. 
1842.  38;  Sumner  v.  Rlioades,  14  Conn.  135.        (5)  M'Donald  v.  Leach,  Kirby,  72. 

See  also  St.,  472-3,  as  to  (S'c/iooZjF'M?id  i      (6)1    Swift,    126;  Hinman  v.  Hinnian,  4 

(2)  Beers  v.  Hawley,  2  Conn.  467  ;  (Beers  '  Coun.  577;  Wlieaton  v.  Dyer,  15  Conn.  307. 
V.  Broome,  4,  248.)  !      (7)  Stanton  v.  Button,  2  Conn.  527. 

(3)  St.  Andrews  v.  Lockwood,  2  Root,  239.  ]      (8)  lb. 
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91.  The  certificate  of  the  justice,  who  takes  the  acknowledgment  of 
the  deed,  may  be  proved  fa]se.(l) 

92.  Acknowledgment  must  appear  upon  the  deed  itself,  and  cannot 
be  proved  by  parol  evidence.(2) 

93.  Before  a  grantor  can  effectually  enter  caution,  he  must  require  the 
grantor,  and  the  latter  must  have  refused,  to  acknowledge  the  deed. 
After  such  entry,  the  deed  is  admissible  in  evidence.(3) 

94.  In  Rhode  Island,  acknowledgment  and  registration  are  unneces- 
sary, as  between  the  parties  and  their  heirs.  Deeds  for  more  than  one 
year  are  recorded  in  the  office  of  the  town  clerk  where  the  land  lies, 
and  take  effect  in  the  order  of  their  registration,  except  that  five  days 
are  allowed  for  recording  a  defeasance.  A  wife,  releasing  dower,  need 
not  acknowledge  the  deed  ;  but,  to  a  conveyance  of  her  own  land,  an 
acknowledgment  and  private  examination  are  necessary.  ■  Acknowledg- 
ment is  made  before  any  senator,  judge,  justice  of  the  peace,  or  town 
clerk.  Where  a  grantor,  on  request,  refuses  to  acknowledge,  upon 
complaint  made  by  the  grantee,  his  heirs  or  assigns,  ^wj  judge;  justice^  or 
warden  in  the  town  where  the  grantor  resides  may  issue  a zrarra?;^ against 
him,  and  imprison  him  without  bail,  if  he  persists  in  refusing,  subject 
to  an  appeal.  Pending  such  appeal,  a  copy  of  the  deed,  filed  with  the 
town  clerk,  is  a  sufficient  protection.  Where  a  grantor  dies,  or  leaves 
the  State,  before  acknowledgment,  the  deed'  may  be  proved  by  two  of 
the  witnesses  before  the  Supreme  Court  or  Court  of  Common  Pleas. 
If  the  grantor  resides  in  another  State,  or  country,  the  deed  is  acknow- 
ledged before  a  commissioner,  judge,  justice,  mayor,  or  notary  public 
therein,  and  certified  under  his  hand  and  seal.  If  abroad,  before  a 
vice-consul,  charge,  or  commercial  agent,  of  the  United  States.  If  an 
ambassador,  &c.,  is  party  to  a  deed,  it  may  be  executed  before  two  wit- 
nesses, and  certified  by  himself  under  his  seal.  An  instrument  of  de- 
feasance is  invalid  against  a  bona  fide  purchaser.(4) 

94  a.  An  administrator,  duly  licensed  to  sell  real  estate,  conveyed  a 
certain  farm.  One  of  the  children  of  the  intestate  conveyed  to  his  son 
all  his  right  and  title  in  the  premises,  being  one-fifth  part,  and  subse- 
quently the  said  fifth  part  was  duly  attached  and  sold  on  execution  by 
the  sheriff,  by  a  deed  duly  executed.  The  deed  given  by  the  adminis- 
trator was  not  recorded,  until  a  considerable  time  from  the  record  of 
the  deed  made  by  the  sheriff.  Held,  by  the  registry  tact  of  Rhode  Island, 
the  deed  given  by  the  administrator,  at  the  time  the  purchaser's  right 
accrued  under  the  sheriff's  deed,  was  void  ;  although  so  long  as  the 
purchaser  from  the  administrator,  or  those  claiming  under  him,  claim 
against  the  heirs  of  the  intestate,  the  deed,  though  unrecorded,  would 
by  the  terms  of  the  act  be  vahd  and  binding.  Except  between  the 
parties  and  their  heirs,  a  deed  not  recorded,  and  without  notice,  is  void 
both  by  the  words  and  the  intent  of  the  act,  however  the  title  ac- 
crued.(5) 

94/^.  An  open  and  continued  possession  of  land,  by  a  person  having 
an  unrecorded  deed,  and  claiming  the  land  as  his  own,  is  not  presump- 
tive notice  of  the  existence  of  such  a  deed,  to  a  subsequent  purchaser. 


(1)  Smith  V.  Ward,  2  Root,  .374. 

(2)  Pendleton  v.  Button,  ?,  Conn.  406. 

(3)  Bond  V.  Kibbc,  3  Day,  500. 

(4)  3  Grifif.  96-100;  K.  I.  St.  1841,  2033; 


1842,   20G8,  2076.     See  Anthony  u.  Butler, 
13  Pet.  423. 
(5)  Harris  v.  Arnold,  1  R.  I.  126. 
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If  a  deed  could  be  presumed  from  possession,  it  would  not  be  necessary 
tO  record  it.  Possession,  though  evidence  of  some  title,  is  not  necessa- 
rily evidence  of  any  particular  title,  but  should  put  the  party  on  in- 
quiry ;  and  the  intent  of  the  registry  act  is  to  protect  purchasers  from 
secret  conveyances,  by  requiring  registration  on  peril  of  forfeiting  the 
estate.  The  record  of  the  will  of  a  person,  who  has  had  possession  un- 
der an  unrecorded  deed,  does  not  bind  a  subsequent  purchaser.(l) 

95.  In  New  Jersey,  deeds  are  acknowledged,  or  proved  by  a  sub- 
scribing witness,  before  the  Chancellor,  a  justice  of  the  Supreme  Court, 
master.in  Chancery,  judge  of  any  Court  of  Common  Pleas,  or  a  com- 
missioner appointed  tor  the  purpose,  whose  power  extends  through  the 
State ;  and  a  certificate,  signed  by  such  officer,  is  made  upon  or  under 
the  deed.  A  deed,  thus  authenticated,  is  made  admissible  in  evidence. 
And  no  deed  shall  be  recorded  without  such  authentication.  If  a  party, 
or  the  witnesses,  live  in  any  other  State  or  Territor}^  of  the  United 
States,  the  acknowledgment  or  proof  may  be  made  before  a  judge  of 
the  Supreme  or  District  Court  of  the  United  States,  a  judge  or  justice 
of  the  Supreme  or  Superior  Court,  or  Court  of  Common  Pleas,  of  any 
State  or  Territory,  or  the  chief  magistrate  of  any  city,  certified  under 
the  seal  thereof.  If  before  a  judge  of  the  Court  of  Common  Pleas,  a 
certificate,  under  the  great  seal  of  the  State,  or  the  seal  of  the  court  of 
the  county,  that  the  party  is  such  judge,  shall  be  annexed  to  and  re- 
corded with  the  deed.  Where  either  party  to  an  instrument  resides  in 
another  State,  it  may  also  be  acknowledged  or  proved  before  a  com- 
missioner regularly  appointed  there  for  this  purpose.  If  the  party,  or 
witnesses,  live  in  a  foreign  kingdom,  &c.,  the  acknowledgment,  &c., 
may  be  before  any  court  of  law,  or  the  chief  magistrate  of  any  city, 
borough  or  corporation  therein,  with  a  certificate  in  the  form  usual!}'' 
practised  there.  Both  the  two  last  provisions  arc  applicable  to  femes 
covert.  A  feme  covert^  not  under  twenty -one,  may  execute  a  deed  ;  she 
shall  be  privatel}-  examined,  and  must  acknowledge  that  it  is  done 
freel}',  and  without  fear  or  compulsion  of  the  husband,  which  shall  be 
stated  in  the  certificate.  If  the  grantor  or  witnesses  are  dead,  or  can- 
not be  obtained,  the  officer  may  take  the  examination  of  a  witness  un- 
der oath  or  affirmation,  to  prove  the  handwriting  of  the  deceased  wit- 
ness or  witnesses,  or,  if  this  proof  cannot  be  had,  of  the  grantor  or 
o-rantors.  There  shall  be  a  certificate  of  such  proof,  on  or  under  the 
deed,  and  signed  by  the  officer.  A  deed  may  be  recorded  in  the  office 
of  the  Secretary  of  State,  or  the  clerk  of  the  Court  of  Common  Pleas, 
in  the  county  where  the  land  ]ies.(a)  And  the  record,  or  a  certified 
transcript  thereof,  shall  be  as  good  evidence  as  the  original  deed. (2) 

^Q.  Where  a  deed  is  proved  before  an  officer,  it  ought  to  appear  on 
the  deed,  or  under  the  oath  of  the  witnesses,  in  the  certificate,  that  the 
person  proving  the  deed  is  a  subscribing  witness.    The  mere  statement 
of  the  officer  to  that  effect  is  insufncient.(3) 
*  97.  The  record  of  a  deed,  purporting  to  be  proved  before  a  master  in 


(1)  lb. 

(2)  1   N.  J.  Rev.   C.  458-9-60-1,  "747-8. 


See  N.  J.  St.  1838-9,  143  ;   1840,  73  ;    1845. 
36,  244. 

(3)  Den  v.  Gustin,  7  Halst.  42. 


(a)  It  is  subsequently  provided,  that  deeds  made  after  January  1,  1821,  shall  be  lodged 
for  record  with  the  latter  officer  only,  within  fifteen  days. 
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Chancer}',  hy  J.,  whose  uame  does  not  appear  as  an  instrumental  or 
attesting  witness,  is  not  admissib]e.(l) 

9«'>.  A  certificate  of  acknowledgment  need  not  state,  in  the  words  of 
the  statute,  that  the  parties  acknowledged  "  that  they  signed,  sealed 
and  delivered  the  same,"  &c.  It  is  sufficient  that  they  acknowledge 
the  instrument  "to  be  their  act  and  deed,  for  the  uses  and  purposes 
therein  mentioned."(2) 

99.  A  deed,  acknowledged  before  one  of  the  associate  judges  of  the 
Court  of  Common  Pleas  of  the  city  and  county  of  Philadelphia,  is  not 
evidence,  under  the  act  of  June  7,  1790.(3) 

100.  By  acts  of  June  7,  1799,  and  November  26,  1801,  a  deed  which 
is  duly  acknowledged  or  proved,  takes  effect  as  between  the  parties 
and  their  heirs,  though  not  recorded. 

101.  A  deed  recorded  within  six  months  prevails  over  a  subsequent 
deed  to  a  bona  fide  purchaser,  though  the  latter  is  first  recorded  within 
that  time. 

102.  A  deed  may  be  recorded  after  six  months.  But  in  such  case 
it  is  postponed  to  a  subsequent  bona  fide  deed,  if  the  latter  is  left  for 
registry  before  the  former.  And  vice  versa  where  the  former  deed  is 
first  !ejft.(4) 

103.  In  New  York,  a  deed,  which  appears  by  any  other  instrument 
to  be  intended  for  security,  is  a  mortgage ;  and,  unless  the  grantee 
record  such  instrument  with  the  deed,  he  shall  not  avail  himself  of  the 
registration  of  such  deed.  To  authorize  registration,  a  deed  shall  be 
acknowledged,  or  proved  by  a  subscribing  witness,  before  the  Chan- 
cellor, a  justice  of  the  Supreme  Court,  circuit  judge.  Supreme  Court 
commissioner,  judge  of  the  County  Court,  mayor,  or  recorder  of  a  city, 
or  commissioner  of  deeds ;  a  county  judge,  or  commissioner  of  deeds 
for  a  cc^unty  or  city,  not  to  act  out  of  the  sarae.(a)  If  in  another  State, 
the  acknowledgment,  &c.,  is  made  before  a  United  States'  judge,  or 
justice  of  the  Supreme,  Superior,  or  Circuit  Court  of  any  State  or  Ter- 
ritory in  the  United  States,  within  his  own  jurisdiction  ;  or  before  com- 
missioners specially  appointed,  or  the  mayor  of  any  city.  If  the  party 
is  in  Europe  or  America,  before  a  resident  minister  or  charge  des  affairs 
of  the  United  States.  If  in  France,  before  the  United  States'  consul 
at  Paris  :  if  in  Russia,  before  the  same  officer  at  St.  Petersburgh,  If 
in  the  British  dominions,  before  the  mayor  of  London,  the  chief 
magistrate  of  Dublin,  Edinburgh  or  Liverpool,  or  the  United  States' 
consul  at  London.  The  certificate  to  be  under  the  hand  and  official 
seal  of  such  officer.  An  acknowledgment,  &c.,  out  of  the  United 
States,  mav  also  be  made  before  any  person  specially  authorized  bv  the 
Court  of  Chancery  of  this  State.  The  officer  must  be  satisfied  of  the 
identity  of  the  party .(i)  A  fane  covert  shall  be  privately  examined; 
but,  ifout  of  the  State,  this  is  unnecessary.  The  proof  of  a  deed  must 
be  by  a  subscribing  witness,  who  shall  state  his  own  residence,  and  tliat 

(1)  7  Ilalst.  42.  I      (3)  Wells  v.  Wrifrlit.  7  Hnlst.  131. 

(2)  Den  v.  Hamilton,  7  Halst.  109.  |      (4)  Den  v.  Ricliman,  1  Green,  44. 

(a)  A  Vice  Chancellor  cannot  take  such  acknowledgment.  Ridaback  v.  Levy,  8  Pjiigre, 
197.  By  a  late  act,  justices  of  the  peace  are  substituted  for  commissioners.  St.  1840, 
187, 

(&I  It  is  sufficient,  if  the  certificate  state  a  knowledge  of  the  party  who  executes  tiie  deed. 
Tiiurman  v.  Cameron,  24  Wend.  87. 
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he  knows  the  grantor.  The  officer  must  be  satisfied  of  the  identity  of 
such  witness.(a)  A  witness,  refusing  to  appear  and  testify  to  the  exe- 
cution of  the  deed,  may  be  subpoenaed  by  any  of  the  above  officers, 
except  a  commissioner  of  deeds,  within  his  county  ;  and,  if  he  still  re- 
fuses, is  liable  to  a  pecuniary  penalty,  and  to  imprisonment.(&)  A  cer- 
tificate of  acknowledgment",  &c,,  is  indorsed  upon  the  deed,  stating  the 
facts,  the  names  and  residence  of  the  witnesses,  and  the  substance  of 
their  testimony.  A  deed  authenticated  as  above  is  admissible  in  evi- 
dence without  further  proof,  and  entitled  to  registration.  So  the  record 
or  a  transcript  thereof  is  good  evidence.  But  both  this  and  the  certi- 
ficate of  acknowledgment,  &c.,  may  be  rebutted  by  other  proof.(c)  If 
it  appear  that  the  proof  was  by  an  incompetent  witness,  the  deed  is  not 
admissible  till  otherwise  authenticated.  Where  the  officer  is  a  judge 
of  the  County  Court,  not  of  the  degree  of  a  counsellor  in  the  Supreme 
Court,  or  a  city  or  county  commissioner  of  deeds,  the  deed  is  not  evi- 
dence, nor  entitled  to  registry  out  of  such  county,  unless  his  authority 
to  act,  and  his  handwriting,  be  certified  under  the  hand  and  seal  of  the 
clerk  of  his  county,  (excepting  any  deed  by  the  agent  of  the  Holland 
Land  Company,  or  of  the  Pulteny  estate.)  "The  certificates  above  men- 
tioned shall  be  recorded  with  the  deed.  All  deeds  made  by  the  Trea- 
surer of  Connecticut,  subsequent  to  March  10,  1825,  may  be  acknow- 
ledged before  the  Secretary  of  State  of  that  State,  and  certified  under 
his  seal.  Past  conveyances  may  be  acknowledged,  &c.,  and  recorded 
as  above,  under  the  above  provisions.  A  deed  is  recorded  from  the 
time  of  delivery  to  the  clerk.  Where  the  subscribing  witnesses  are 
dead,  a  deed  may  be  proved  before  any  of  the  above  officers,  except 
commissioners  of  deeds  and  county  judges,  not  counsellors  in  the  Su- 
preme Court,  by  evidence  of  such  death,  and  of  the  handwriting  of  the 
witnesses,  or  any  one  of  them,  and  of  the  grantor ;  these  facts  to  appear 
in  the  certificate.  In  such  case  the  deed  may  be  recorded,  upon  de- 
posit of  the  original  %  the  office,  there  to  remain  for  inspection.  _  The 
registration  is  notice  to  all  subsequent  purchasers,  but  such  deed  is  not 
admissible  in  evidence.  The  ferm  purchaser  in  the  above  provisions 
embraces  every  grantee  for  valuable  consideration,  and  every  assignee 
of  a  mortgage,' lease  or  other  conditional  estate.  The  term  conveycmce 
embraces  all  instruments  affecting  lands  in  law  or  equity,  except  wills, 
leases  for  not  more  than  three  years,  executory  contracts,  and  powers 
of  attorney.  But,  if  the  two  last  be  acknowledged,  &c.,  and  recorded, 
they  are  received  in  evidence  like  deeds,  and  cannot  be  revoked  with- 
out recording  the  revocation  in  the  same  office.  The  recording  of  the 
assignnient  of  a  mortgage  is  not  notice  to  the  mortgagor,  so  as  to  avoid 
anv  payment  to  the  assignor.  The  above  provisions  do  not  apply  to 
leases  tor  life  or  years,  in  the  counties  of  Albany,  Sullivan,  Herkimer, 
Dutchess,  Columbia,  Delaware,  and  Schenectady. (l)(fj?j 

(1)  1  N.  Y.  Rev.  St.  756-63  ;  St.  1840,  235  ;   1845,  89. 

(a)  His  certificate  must  distinctly  state  the  identity,  not  merely  that  the  name  is  the  same. 
Gillet  V.  Stanley,  1  Hill,  121. 

(b)  It  may  be  on  any  part  of  the  deed.     Thurman  v.  Cameron,  24  Wend.  87. 

(c)  Ace.  Thurman  v  Cameron,  24  Wend.  87.     The  certificate  proves  itself. 

(d)  By  an  act  of  1835,  (p.  315,)  a  wife,  out  of  the  State,  may  join  her  husband  in  a  power 
of  attorney  to  convey,  which  shall  be  aclcnowledged,  Ac,  like  a  conveyance. 

A  statute  of  1848,  (p.  353,)  authorizes  acknowledgment  of  deeds  to  be  taken  out  of  the 
State,  by  persons  so  authorized  in  the  State  in  which  the  acknowledgment  shall  be  taken. 
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101.  Previously  to  1801,  a  certificate  of  the  proof  of  a  deed  need  not 
state  that  the  witness  testified,  that  he  knew  the  grantor  to  be  the  per- 
son described  in,  and  who  executed  the  deed.(l) 

105.  In  case  of  acknowledgment,  the  identity  of  the  grantor  may  be 
otherwise  proved  than  by  a  subscribing  witness,  and  the  residence  of 
the  witness  need  not  be  stated.  The  latter  statement  is  requisite  only 
in  the  case  o^ proving  the  deed.(2) 

106.  A  certificate  of  acknowledgment  is  valid  in  this  form — "on,  &c., 
eame  A  B,  to  me  known,  and  acknoAvledged  that  he  executed  the  above 
deed,  for  the  uses  and  purposes  therein  mentioned."  It  is  not  necessary 
to  say,  "  to  me  known  to  b&  the  person  described  in,  and  who  executed 
the  said  deed."  It  seems,  the  habitual  omission  of  this  clause  amounts 
to  a  practical  construction  of  the  statute,  a  departure  from  which  would 
disturb  numerous  titles.(o) 

107.  The  certificate  of  the  proof  of  a  deed  must  set  forth,  that  the 
witness  stated  that  he  knew  the  party  who  executed  it.  Stating  that 
"  he  testified,  that  he  saw  the  within  grantor  sign  the  same,"  is  insuffi- 
cient.(l:) 

108.  A  subscribing  witness,  in  proof  of  a  deed  before  a  master  in 
Chancery,  testified  that  he  saw  the  grantor  execute  it,  and  sincerely 
believed  he  was  the  person  named  in  the  deed.  The  master  certified 
that  he  was  satisfied  of  the  due  execution  of  the  deed,  and  allowed  it 
to  be  recorded,  which  was  done.  Held,  the  deed  was  admissible  in 
evidence. (5) 

109.  It  has  been  held,  that  a  judge  of  the  State  cannot  take  the 
proof  of  a  deed  out  of  the  State.(6) 

110.  Also,  (and  this  is  now  enacted,)  that  the  certificate  of  ac- 
knowledgment, &e.,  being  ex  parte ^  is  not  conclusive,  but  may  be  con- 
tested.(7) 

111.  So,  that  a  certificate  ne^d  not  state  that  the  officer  personally 
knows  the  subscribing  witness  or  the  party,  or  h||  proof  of  his  identity. 
And,  if  a  new  trial  is  moved  for,  for  want  of  such  statement,  the  court 
will  intend  a  statement,  that  he  "  had  satisfactory  evidence  of  the 
party's  being  tlie  subscribing  witness."(8) 

11  .  A  certificat'-,  made  in  1711,  stated  that  A,  and  B,  his  wife, 
came  before  the  officer,  "to  acknowledge  this  indenture  to  be  their  acts 
and  deed."  Held,  it  should  be  presumed  that  they  actually  did  ac- 
knowledge it,  and,  after  such  a  length  of  time,  that  B  privately  acknow- 
ledged tiie  deed. (9) 

118.  A  statute  of  1771  provided,  that,  in  case  of  actual  p)ossession^  a 
claim  to  lands  should  not  be  void,  lor  want  of  the  private  examination 
of  a  wife  who  granted  the  same.  Held,  the  act  applied  to  the  construe- 
live  possession  of  new  and  unsettled  lands,  arising  from  the  right  of  pro- 
perty therein.(lO) 


(1)  Bnulstrcct  ?;.  Clnrke,  12  Weii<l.  602. 
(•i)   Dihlile  u.  Routers,  13  Wend.  530. 
(?,)  .IfickKOi)  V.  Giimaer,  2  Cow.  552. 

(4)  .Tafkson  v.  O.shorn,  2  Wend.  555. 

(5)  Jackson  V.  Livi!i;;sion,  6  .Ti»lm.  149. 
(G)  Jackson  v.  llumiilircy,  I  John.  498. 


(7)  Jackson  v.  Schoonmakcr,  4  .lolin.  161. 

(8)  Jackson  v.  Harrow,  11   John. '434;    12 
Wend.  602;    Nortliropw.  Wriglit,  7  Hill,  476. 

(9)  Jackson  v.  Gilcliri.st,  15  .John.  86.    (See 
Jackson  v.  Sclioon maker,  2,  230.) 

(10)  lb. 
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114.  A  feme  covert  is  not  bound  by  a  deed,  till  acknowledgment ; 
and  such  acknowledgment  does  not  relate  to  the  execution.(l)(a) 

115.  A  commissioner  of  deeds,  taking  an  acknowledgment,  acts 
ministerially  only,  and  it  is  no  objection,  that  he  is  related  to  the 
parties.(2) 

116.  The  county  clerk,  in  certifying  to  the  official  act  of  the  com- 
missioner, and  to  the  genuineness  of  his  signature,  also  acts  ministerially, 
and  that  act  may  be  performed  by  a  deputy  ;  it  being  neither  a  judicial 
act  nor  one  personal  to  the  clerk  himself(3) 

117.  It  is  not  necessary  in  the  certificate  of  a  deed  executed  in  No- 
vember, 1792,  and  proved  in  1793,  that  the  officer  should  certify  that 
he  knew  the  subscribing  witness.(4) 

118.  In  New  York,  the  act  of  April  14th,  1820,  declaring  that  no 
deed  of  military  bounty  lands,  executed  on  or  before  ISIay  1st,  1797, 
shall  be  read  in  evidence,  unless  the  same  has  been  acknowledged  or 
proved  in  the  manner  directed  by  the  act  of  April,  1813,  does  not  apply 
to  a  deed  executed  in  1792,  and  duly  proved  in  1793,  according  to  the 
law  then  existing.(5) 

119.  An  execution  purchaser,  whose  deed  is  recorded,  is  postponed 
to  one  in  possession  of  the  land  at  the  time  of  sale,  under  an  unrecorded 
deed  ;  such  possession  being  implied  notice.  In  respect  to  notice,  the 
rule  of  law,  relating  to  a  recorded  and  unrecorded  deed,  is  the  same 
with  that  of  equity,  which  charges  a  party  with  notice  of  prior  equita- 
ble rights. (6) 

120.  Registration  is  not  notice,  in  cases  where  .the  law  does  not 
require  it ;  as  in  that  of  a  sheriff's  deed.  But  a  sheriff's  deed,  recorded, 
prevails  over  a  prior  unrecorded  deed  from  the  debtor.(7) 

121.  Land  is  liable  to  creditors  of  a  grantee,  though  his  deed  be  not 
recorded.  Hence,  if  l>etween  the  recovery  of  judgment  and  an  execu- 
tion sale,  he  convey  the  land,  the  title  of  the  creditor  has  priority,  the 
execution  relating  to  the  judgment.(8) 

122.  A  deed,  made  for  the  consideration  of  the  grantee's  assuming  a 
debt  of  the  sjrantor,  and  recorded,  shall  prevail  over  a  prior  unrecorded 
deed.f9) 

123.  A  conveys  to  B,  and  then  to  C.  C  conveys  to  D.  C's  deed  is 
recorded  before  B's,  but  B's  before  D's.    B's  title  prevails  over  D's.    D, 


(l).Taokson  v.  Stevens,  16  Jolin.  110. 
(2)  Lvrich  V.  Livintrstoti,  8  Barb.  463. 

(4)  Maxwell  v.  Chnpmati,  8  Barb.  579. 

(5)  lb. 


(6)  TuUle  V.  Jackson,  6  "Wend.  213. 

(7)  James  v.  Morev,  2  Cow.  246  ;  Jackson 
Post.  15  "Wend.  588.(*) 

(8)  Jackson  v.  Winslow,  9  Cow.  13. 

(9)  lb. 


(*)  See  as  to  this  case,  Hooker  v.  Pierce,  2  Hill,  650. 


(a)  Where  the  statute  requires  the  certificate  of  the  acknowledgment  of  a  deed  of  lier  real 
estate  by  a  married  woman,  to  state  that  she-  executed  the  deed  "  freely,  without  any  fear  or 
compulsion  of  lier  husband,"  it  was  held,  that  a  certificate  which  stated  tiiat  she  acknow- 
ledfjed  that  she  executed  it  "  without  any  fear,  or  tlireat.  or  compulsion  of  lier  busbarid," 
was  a  sufficient  compliance  with  tlie  .statute.     Meriam  v.  Harsen,  2  Barb.  C!i.  232. 

It  is  not  necessary  that  the  certificate  of  the  acknowledgment  of  a  deed  by  a  married 
woman  siiould  be  in  the  precise  words  of  the  statute,  if  there  is  a  substantial  compliance 
with  the  statute.     lb. 

The  word  ''freelv."  in  the  statute,  does  not  import  that  she  should  have  executed  the 
deed  without  a  motive,  or  as  a  mere  act  of  generosity,  and  without  any  hope  of  present  or 
future  benefit;  but  it  means  that  she  should  have  executed  the  deed  without  constraint  or 
coercion,  or  fear  of  injury  from  her  husband.     lb. 
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having  notice  of  the  deed  lo  B,  and  that  he  chiims  title,  is  a  mala  fide 
purchaser.(l) 

124.  Although  the  general  rule,  that  notice  to  a  subsequent  grantee 
supplies  the  want  of  registry  of  a  prior  deed,  is  adopted  in  this  State, 
yet,  it  seems,  implied  notice  is  insufficient — it  must  be  explicit.(2) 

125.  But  if  one  having  notice  conveys  to  another  having  none,  the 
latter  takes  a  good  title.     And  notice  to  an  agent  is  sufficient.(8) 

126.  The  question  of  notice  is  one  of  which  a  court  of  law  has  juris- 
diction.(4)(a) 

127.  The  registry  of  a  mortgage  is  notice,  onl}^  to  the  extent  of  the 
sum  specified  in  the  registry,  though  it  varies  from  the  sum  named  in 
the  deed.  But  actual  notice,  to  a  subsequent  purchaser,  of  the  true 
sum,  will  bind  him. (5) 

128.  It  seems,  registry  of  a  mere  equitable  mortgage  or  incumbrance 
is  sufficient  notice  thereof  to  a  subsequent  purchaser.(6) 

129.  A  statute,  requiring  all  deeds  previously  executed  to  be  recorded 
in  a  certain  tinie,  otherwise  declaring  them  void  as  to  subsequent  pur- 
chasers, is  binding  in  regard  to  deeds  which  existed,  and  were  in  a 
situation  to  be  recorded,  after  the  passage  of  the  act  and  within  the 
time  fixed.  But  a  statute,  which  immediately  and  necessarily  impairs 
a  vested  right,  under  a  prior  convej-ance,  is  void  in  relation  thereto.(7) 

130.  The  words  "  pui-chaser  for  valuable  consideration ^^'^  imply  n  hona, 
fide  purchase.  Hence,  where  an  act  declares  a  deed  not  recorded  to  be 
void  against  such  purchaser,  proof  of  mala  fides  on  his  part  is  admissi- 
ble to  sustain  such,  a  deed.  These  words  also  import  the  advance  of  a 
new  consideration,  or  relinquishment  of  some  security  ;  not  the  mere 
payment  of  a  pre-existing  debt.(b)(Z') 


(1)  .Jackson  V.  Post,  15  Wend.  588. 

(2)  Jackson  v.  Given,  8  Jolin.  137;  Jack- 
son V  Sluirp,  9,  163. 

(3)  Jackson    v.    Burgott,    10    John.    45T ; 
Jackson  v.  Elston,  12,  452. 

(4)  Jackson  v.  Burgott,  10  John.  457. 


(5)  Frost  V.  Bee^man,  1  John.  Cha.  288  ; 
Parki'-t  v.  Alexander,  lb.  394. 

(6)  lb. 

(7)  Varick  v.  Brigg.«,  6  Paige,  323. 

(8)  Van  Ren.sselaer  u  Clark,  17  Wend.  25; 
Dickerson  v.  Tillinghast.  4  Paige.  215. 


(a)  In  case  of  a  deed  to  hu.sband  atid  wife,  she  paying  the  consideration,  notice  to  him  of 
a  prior  deed  will  not  bind  her.  Ollierwise,  where  he  pays  the  consideration.  So,  one  joint 
tenant  or  tenant  in  common  is  not  bound  by  notice  to  the  other,  unless  there  is  a  trust  or 
agency.     Snyder  v.  Ponable,  1  Hill,  5G7. 

Uj)  The  following  recent  cases  confirm  the  principles  stated  in  the  text: 

The  recording  of  a  deed  is  con.«iructive  notice  to  all  the  world  ot  its  existence.  There  is 
DO  difference  between  its  eflect  and  that  ol  actual  notice,  so  lar  as  respects  the  person  re- 
ceiving it.     Schutt  V.  Large,  6  Barl).  373. 

The  recording  acts  protect  none  but  innocent  and  hona  fide  purchasers  and  holders;  not 
those  who  purchase  with  knowledL^e  or  notice  of  a  delect  in  tlie  title.     Il>. 

In  ejectment,  by  one  claiming  under  an  unrecorded  deed,  against  a  subsequent  purchaser, 
the  questions  of  notice  to  the  lalli  r  ol  the  prior  deed,  and  of  good  failli  on  his  pari  in  ma- 
king the  purchase,  are  material  questions,  ami  should  be  submitted  to  the  jury.     lb. 

Although  a  sub.sequent  innocent  purclia.-ier  wdl  hold  as  against  a  prior  grantee,  in  an  un- 
recorded deed,  yet  his  title  gives  him  no  right  to  the  rent  and  income,  which  accrued  belbro 
the  recording  of  his  own  deed      Strong  v.  Dollner,  2  Sandf  444. 

So,  where  land  occupied  l)y  a  tenant  under  a  lease  was  subject  to  a  mortgage,  the  mort- 
gatror  conveyed  the  premi.se.s,  the  tenant  dtlm-wd,  the  mortgagee  tiled  a  bill  to  foreclose,  to 
which  the  grantee  was  not  made  a  p;irty.  on  ulii jIi  the  premises  were  sold,  and  the  deed  of 
the  master  to  tiie  purchaser  was  reeorled  beiore  tliat  of  tlie  graniee:  held,  such  grantee  was 
entiiled  to  recover  the  rent  d  wn  to  the  recording  of  the  master's  deed,  which  was  a  nionih 
after  the  sale.     lb. 

The  provision  of  the  recordintr  act,  protecting  a  sub.sequent  purchaser  against  a  prior  un- 
recorded deed,  of  which  lie  had  not  uolije,  was  inleuded  tor  the  protection  of  purchasers 
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131.  In  Pennsylvania,  by  act  of  1715,  county  offices  of  record  are 
established.  The  grantor,  or  one  of  several,  or  else  two  or  more  of  the 
witnesses  present  at  the  execution,  are  required  to  come  before  a  justice 
of  the  peace  for  the  city  or  county  where  the  lands  lie,  for  the  purpose 
of  acknowledgment.  If  the  grantor  be  dead  or  cannot  appear,  the 
witnesses  are  to  prove  the  deed.  The  justice  to  certify  such  acknow- 
ledgment, &c.,  on  the  back  of  the  deed.(a)  Deeds  made  out  of  the  pro- 
vince, to  be  proved  by  a  witness  before  a  justice  of  the  peace  in  the 
province,  or  a  mayor,  chief  magistrate  or  officer  of  the  place  of  execu- 
tion, and  certified  with  the  public  seal  of  such  place.  Examined  and 
certified  copies  of  deeds  recorded  to  be  received  in  evidence.  A  mort- 
gage, or  defeasible  deed  in  the  nature  thereof,  to  be  invalid,  unless 
acknowledged,  &c.,  and  recorded  in  six  months  from  date.  By  act  of 
1770,  past  deeds  oi  femes  covert,  executed  in  the  common  form  of  con- 
veyances, are  declared  valid.  Such  deeds,  in  future,  to  be  acknow- 
ledged before  a  judge  of  the  Supreme  Court,  or  a  justice  of  the  County 
Court  where  the  lands  lie,  with  a  private  examination  of  the  wife.  If 
executed  out  of  the  province,  to  be  acknowledged  in  the  same  mode 
with  other  deeds.  By  act  of  1775,  all  deeds,  atfecting  lands  in  law  or 
equity,  shall  be  acknowledged  or  proved  before  a  judge  of  the  Supreme 
Court,  or  justice  of  the  Court  of  Common  Pleas  for  the  county,  and 
recorded  within  six  months — otherwise  to  be  void  against  a  subsequent 
purchaser  whose  deed  is  first  recorded.  Deeds  made  out  of  the 
province  shall  be  acknowledged,  &c.,  (as  above,)  or  proved  before 
a  supreme  judge  of  the  province,  within  twelve  months — otherwise  to 
be  void,  &c.,  as"above.(6)  The  act  does  not  apply  to  leases  not  exceed- 
ing twenty-one  years;  attended  by  actual  possession.  Where  the  gran- 
tors and  witnesses  are  dead,  or  cannot  be  had,  the  handwriting  of  the 
latter,  or,  if  impracticable,  of  the  former,  may  be  proved  before  a  judge 
of  the  Supreme  Court,  or  justice  of  the  Court  of  Common  Pleas  for 
the  county.  By  act  of  1785,  acknowledgments,  &c.,  may  be  had  before 
the  president  of  the  Court  of  "Common  Pleas  of  any  county,  and,  by 
act  of  1791,  before  any  assistant  or  associate  judge  of  such  court.  By 
'acts  of  1791  and  1799,  before  the  mayor  and  recorder  of  the  city  of 
Philadelphia,  the  Master  of  the  Polls,  and  the  justices  of  the  peace  of 
the  Commonwealth,  in  the  same  manner  that  justices  of  the  peace  might 
act  under  the  St.  .of  1715,  (sec.  127.)  And,  by  acts  of  1799,  and  1817, 
the  mayor  and  recorder  of  Philadelphia  may  take  acknowledgments, 
&c.,  for  lands  in'any  part  of  the  State.     By  acts  of  1808  and  lb06,  an 

against  previous  grants  made  by  tlieir  own  grantor,  of  which  tiiey  were  ignorant.  It  has 
no  application  to  a  purchaser,  who  derives  his  title  from  one  claiming  in  hostility  to  all  the 
parties  in  the  unrecorded  deed.     Embury  v.  Conner,  2  Sandf.  98. 

Under  the  general  repealing  act  in  the  Revised  Statutes,  and  the  recording  act  of  1827,  em- 
braced in  tliose  statutes,  the  previous  recording  acts  remain  in  force,  with  respect  to  prior 
unrecorded  deeds  and  mortgages,  at  least  so  far  as  such  acts  relate  to  the  rule  of  priority 
between  such  deeds  and  mortgages,  or  between  them  and  subsequent  conveyances.  Fort 
V.  Burch,  6  Barb.  60. 

The  open  and  visible  possession  of  premises  by  a  purchaser,  under  an  unregistered  deed, 
is  sufficient  notice  to  protect  him  against  a  subsequent  purchaser,  and  to  charge  the  latter 
witli  a  knowledge  of  the  former's  rights.     Troup  v.  Ilurlbut,  10  Barb.  354. 

{«)  A  witness  to  the  probate  of  a  deed  need  not  sign  it.  The  magistrate's  certificate  is 
sufficient.     Dana  v.  Bank,  &c.,  5  Watts  &  S.  223. 

(b)  Where  there  are  two  deeds,  of  different  dates,  between  the  .same  parties,  and  neither 
is  recorded  within  six  months;  the  one  first  recorded  has  priority.  Ebner  v.  Goundie,  5 
Watts  &  S.  49. 
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alderman  of  the  city  may  take  acknowledgments  and  proofs,  where  the 
land  lies  therein.  By  act  of  J 814,  such  alderman  or  any  justice  of  the 
peace  ma_y  do  it,  in  case  of  any  land  in  the  State.  By  act  of  1819, 
acknowledgment,  &c.,  of  deeds  executed  out  of  the  State,  is  made  be- 
fore a  U,  S.  judge,  a  judge  or  justice  of  the  Supreme  or  Superior  Court, 
or  Court  of  Common  Pleas,  of  any  State  or  Territory  in  the  United 
States,  and  certified  under  the  court  seal. 

132.  By  act  of  1820,  mortgages  take  effect  according  to  registration, 
except  those  given  for  the  price  of  the  land,  for  recording  which,  sixty 
days  are  allowed. 

lo3.  By  act  of  1826,  past  deeds  of  femes  covert,  the  certificate  of  ac- 
knowledgment of  which  is  defective,  are  made  valid.  By  act  of  1827, 
acknowledgment,  &c.,  of  instruments  made  out  of  the  United  States, 
may  !)e  before  a  U.  S.  consul  or  vice-consul  at  the  place  of  execution, 
cerlified  under  his  official  seal.  By  act  of  1828,  the  governor  is  au- 
thorized to  appoint  commissioners  in  other  States,  for  taking  acknow- 
ledgments, &c.  By  act  of  1828,  a  release,  or  evidence  of  payment  of  a 
legacy  charged  upon  lands,  given  to  an  executor,  &c.,  assignee,  trustee 
or  guardian,  if  under  seal,  attested  by  two  witnesses,  and  duly  acknow- 
ledged or  proved,  may  be  recorded  where  the  land  lies. 

131.  By  act  of  1835,  the  necessity  of  a  seal  affixed  to  a  certificate  of 
proof,  &c.,  is  dispensed  with  both  as  to  past  and  future  instruments. 
The  aldermen  of  the  county  of  Philadelphia  are  invested  with  the 
same  powers  as  those  of  the  city.(l)  By  an  act  of  1841,  recorders  of 
deeds  are  empowered  to  take  the  acknowledgments  of  married  women, 
(p.  8.)  Deeds  prior  to  the  act  of  March  18,  1775,  are  to  be  recorded 
within  two  years  from  March  26,  1841 ;  otherwise,  they  are  not  evidence, 
unless  proved  or  acknowledged  according  to  law,  or  unless  possession 
has  gone  with  the  deed,  (p.  106.)  This  provision  is  not  to  impair  the 
rights  of  subsequent  bona  fide  purchasers  or  mortgagees.  lb.  Ac- 
knowledgments before  the  mayor  or  recorder  of  Philadelphia,  prior  to 
the  act  of  January  9,  1817,  which  woufd  be  good  under  that  act,  are 
made  valid,  (p.  352.)  By  act  of  1840,  (p.  412,)  recorders  may  take  ac- 
knowledgments as  to  land  in  their  own  county.  Ackpowledgments, 
prior  to  April  16,  1840,  before  an  authorized  officer,  by  husband  and 
wife,  in  the  United  States,  or  to  be  made  after  said  date  before  the  fol- 
lowing first  of  January,  are  made  good,  though  the  certificate  is  defec- 
tive, (p.  361.)  So,  acknowledgments  conformable  to  the  laws  of  the 
State  where  they  were  taken,  at  any  time  previous  to  the  date  of 
the  act.  lb.  By  an  act  of  1838-9,  (p.  92,)  acknowledgments  before 
commissioners  are  made  good.  By  a  late  act,  (1844,  188,)  in  case  of 
past  deeds  of  sheriffs,  the  certificate  of  the  prothonotary  of  any  court, 
though  not  under  seal,  is  rendered  valid,  except  against  bona  fide  pur- 
chasers or  holders  without  notice.(a) 


(1)  Purd.  Dipr.  193-208;  Park  &  J.  1G9. 
See  Jaque-s  v.  Weeks,  7  Watts,  261:  Bennet 
V.   Paine,   lb.   3.34  ;    Bellas    v.  M'Carty,   10 


Watts,  13:  Cash  v.  Tezer,  1  Watts  &  S.  528  ; 
Foust  V.  Ross,  lb.  501 ;  Solomon  v.  Parnell, 
2  Miles,  264. 


(o)  By  act  of  1850,  575,  the  acknowledgment  of  a  feme  covert  may  be  before  the  judge 
of  a  court  of  record,  out  of  the  State,  or  a  judge  of  the  Court  of  Common  Pleas,  in  Pennsylva- 
nia.   The  aeknovvlodgrnent  of  a  deed  outof  tiie  State  may  be  before  a  judge  of  a  court  of  record. 

By  act  of  1849,  527,  a  Jcme  covert  may  acknowledge,  out  of  llie  United  States,  before  a 
miiiistf'r,  ambassador,  chanje  d'affaires,  consul  or  vice-consul  of  the  United  States.  Aacknovv- 
ledgments  may  be  had  before  a  judge  of  Probate,  or  a  court  of  record  out  of  the  State. 
lb.  520. 
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135.  A  deed  dated  prior  to  the  act  of  1775  is  good  without  registra- 
tion.(l)  • 

136.  Where  a  deed  is  unrecorded,  a  second  grantee  may  avail  Him- 
self of  improvements  made  by  him  on  the  land,  by  way  of  a  consider- 
ation, which  will  give  him  the  prior  title.(2) 

137.  Where  a  bond  of  defeasance  is  unrecorded,  but  the  deed  is  re- 
corded, the  transaction  stands  like  an  unrecorded  mortgage,  wdiich  is 
postponed  to  a  subsequent  iudgment.(3) 

138.  The  above  acts  of  1715,  1770,  1775,  and  1814,  are  in  pan  ma- 
teria, and,  therefore,  in  all  the  cases  for  which  they  provide  alike,  a  seal 
is  necessary  in  the  certificate  of  acknowledgment,  &c.  (So  it  has  been 
held,  that  the  seal  of  a  justice  is  necessary  to  a  certificate  ;  and  registry 
without  it  is  of  no  avail.     (Altered  by  statute,  sec.  131.X4)  , 

139.  Husband  and  wife  conveyed  by  a  deed  defectively  acknow- 
ledged. After  her  death,  her  heirs  recovered  the  land  and  occupied  it 
for  seventeen  years.  The  above  act,  (sec.  128,)  for  curing  defective  deeds 
o^  femes  covert,  was  then  passed.  Held,  the  grantee  might  recover  back 
the  land.(5) 

110.  The  recording  acts  do  not  applv  to  the  assignment  of  an  insol- 
vent debtor.  Xor  does  the  act  of  1775  apply  to  the  assignmentof  all 
one's  right  in  a  sum  of  money,  charged  by  agreement  upon  land  in  lieu 
of  dower,  the  interest  payable  to  the  widow  during  her  life,  and  the 
principal,  after  her  death,  in  part  to  the  assignor.  And  it  seems  this 
act  does  not  apply  to  the  assignment  of  a  mortgage.  But  the  act  does 
apply,  it  seems,  to  conveyances  affecting  lands,  though  not  signed  and 
sealed,  and  authorizes  the  admission  of  exemplifications  in  evidence, 
after  acknowledgment,  &c.,  and  registry.  So  the  statutes  apply  to  all 
written  contracts  concerning  real  estate.(6) 

141.  The  registry  acts  do  not  apply  to  subsequent  purchasers  claim- 
ing under  an  independent  title,  but  only  to  those  claiming  under  the 
grantor  in  the  former  deed.  They  apply  to  subsequent  purchasers  at 
an  execution  sale.  But  registration  of  a  deed  between  third  persons  is 
not  notice  to  an  execution  purchaser,  not  claiming  through  and  under 
such  deeds.(7) 

142.  A  deed,  dated  in  1772,  might  be  validly  acknowledged  by  an 
associate  judge  of  a  county  in  which  the  land  did  not  lie.(8) 

143.  A  deed,  regularly  proved  by  a  witness  before  the  proper  officer, 
may  be  read  in  evidence,  though  not  recorded  ;  the  registry  making  no 
part  of  the  proof,  but  only  giving  the  deed  a  special  operation.(y) 

144.  A  deed  executed"  in  England,  and  acknowledged  here,  though 
not  recorded,  has  been  received  in  evidence.  So  a  deed  executed  there, 
and  recorded  here.  So  a  deed,  proved  by  a  subscribing  witness  before 
a  judge  of  the  Court  of  Common  Pleas  of  another  State,  and  certified 
under  the  hand  of  the  clerk  and  seal  of  the  court,  showing  that  such 
person  was  the  judge;  is  legally  authenticated.(lO) 

(1)  Powers  V.  M'Ferran,  2  S.  &  R.  44;  I  lb.  440;  Brotherton  v.  Livingston,  3  Watts  & 
Keller  V.  Nutz,  5;  246.  1  S.  334.  . 

(2)  Bocrcrs  V.  Vamcr,  6  Watts  &  S.  469.        1      (7)  Henry  v.  Morgan,  2  Bum.  497  ;  Irvine 

(3)  Friedley  v.  Hamilton,  17  S.  &  R.  70.      ;  v.  Campbell,  6,  119 ;  Keller  v.  Nutz,  5  S  &  R. 

(4)  Duncan  v.  Duncan,  1  Watis,  322  ;  Bar-  j  246.     See  Rigler  v.  Cloud",  2  Harr.  361. 
ney  v.  Sutton,  2  Watts,  31.  (8)  M'Ferran  v.  Powers,  1  S.  &  R.  102. 

(5)  Mercer  v.  Watson,  1   Watts,  330.  i      (9)  Hamilton  v.  Galloway,  1  Dall  93. 

(6)  Ruby  j;.  Glenn,  5  Watts,  77;  Craft  v.  I  (10)  Morris  v.  Vanderen,  lb.  66;  Sandford 
Webster,  4  Rawie,  242  ;  Hellman  v.  Hellman,  t  v.  Decamp,  8  Watts,  542. 
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145.  The  registering  of  a  sberiif 's  deed  in  the  prothonotary's  office, 
according  to  usage,  has  been  held  a  sufficient  recording.(l)(a) 

146.  A  mortgage,  though  not  recorded  within  six  months,  has  been 
held  good  against  the  mortgagor  and  a  purchaser  with  notice.  The  six 
months  allowed  are  calendar  months. 

147.  A  certificate  of  acknowledgment  of  a  deed  made  by  husband 
and  wife,  in  this  form — "  A  and  B  personally  appeared  and  acknow- 
ledged, &c.,  to  be  their  act,"  &c.,  and  desired  the  same  to  be  recorded, 
she  being  of  full  age,  and  examined  apart ;  but  not  stating  that  the  con- 
tents were  made  known  to  her,  is  insufficient.(2) 

148.  But  a  certificate,  stating  that  the  wife  acknowledged  "  the  lands 
in  the  deed  mentioned  to  be  the  right  of  the  grantee,"  is  sufficient,  be- 

^  cause  it  shows  that  she  had  knowledge  of  the  contents  of  the  deed.(3) 

149.  If  the  certificate  use  the  words  "  voluntarily  consenting  there- 
to," without  stating  that  it  was  without  the  coercion  or  compulsion  of 
the  husband,  this  is  sufficient.  But  the  fact  of  the  wife's  voluntary  con- 
sent must  always  appear  by  the  acknowledgmeht.(4)(/:>) 

150.  In  Delaware,  a  deed  may  be  acknowledged  in  any  county,  be- 
fore the  Supreme  or  Common  Pleas  Court,  or  a  judge  thereof,  the  Ciian- 
cellor,  or  two  justices  of  the  peace  for  the  same  county.     So,  under  a 

(1)  lb.  68.  I      (3)  5  Binn.  296;  1  Pet.  188. 

(2)  1    Binn.  470.     See  Ex  parte  Shaw,  9        (4)  6  Binn.  435 ;  Pur.  Dig.  210. 
Dowl.  P.  C.  839. 


(a)  It  is  immaterial,  that  a  wrong  year  is  indorsed  on  a  petition,  that  a  sheriff  may  acknow- 
ledge a  deed  made  by  liis  predecessor,  where  the  entries  on  the  docket  and  the  recitals  in 
the  deed  correspond  and  are  regular;  and  it  is  immaterial  that  there  is  no  description  of  the 
property  sold  in  such  petition,  except  the  name  of  the  former  owner.  Woods  v.  Halsey,  9 
Barr,  144. 

(ft)  One  bound  to  make  a  title,  by  means  of  a  deed  from  the  nominal  grantor,  cannot  take 
the  acknowledgment  of  Ids  wife,  as  a  magistrate.     Withers  v.  Baird,  7  Watts,  227. 

Tlie  deed  ofa/e»ie  co2;er<  was  acknowledged  before  a  judge  of  the  Circuit  Court  of  the  county 
in  Indiana,  being  a  common  law  court,  and  certified  under  th^  private  seal  of  the  clerk,  the 
court  having  none.  Held  sufficient,  under  the  act  of  1819.  Creigh  v.  Beelin,  1  Watts  &  S. 
83. 

The  certificate  of  a  justice,  in  relation  to  an  acknowledgment  of  a  mortgage  by  a  feme  co- 
vert, is  not  conclusive,  tut  parol  evidence  is  admissible,  that  it  was  not  done  of  her  free  will 
and  accord,  but  that  undue  means  were  used  for  obtaining  it.  Louden  v.  Blythe,  4  Harris, 
532. 

The  acknowledgment  of  a  deed,  by  husband  and  wife,  of  the  wife's  land,  may  be  shown 
to  have  been  obtained  by  fraud  and  duress  of  the  wife,  and  thus  avoided  as  to  volunteers  or 
purchasers  with  notice.  Aliter,  as  to  bona  fide  purchasers  without  notice.  Schrader  v. 
Decker,  9  Barr,  14., 

A  conveyed  ground  to  B,  subject  to  ground-rent,  but  neglected  to  put  the  deed  on  record, 
and  B  took  possession  of  the  land  and  retained  it  .'or  more  than  twenty-three  years.  Jn  tho 
meantime,  the  ground  was  assessed  for  municipal  charges,  the  claim  for  the  same  being  filed 
against  B  as  owner,  or  reputed  owner,  and  was  sold  at  sheriff's  sale,  on  the  judgment  for  the 
same,  without  notice  of  any  claim  against  it  by  A.  Held,  that  A  was  estopped  from 
disputing  the  title  of  the  purchaser;  the  object  of  the  recording  acts  being  to  give  public  no- 
tice in  whom  the  title  to  real  estate  resided,  so  that  no  one  may  be  defrauded  by  a  decep- 
tive appearance  of  title.     Salter  v.  Reed,  3  Harris,  260. 

A  power  of  attorney  to  convey  an  interest  in  the  proceeds  of  real  estate  sold  under  a  will, 
with  the  conveyance  itself,  may  be  recorded.     Costen,  &c.,  1  Harr.  292. 

Agreement  to  convey  to  trustees  for  the  benefit  of  creditors,  with  the  power  to  sell.  A 
deed  was  afterwards  made,  but  the  agreement  was  not  recorded  within  a  year.  Held  the 
agreement  was  a  voluntary  deed,  which  by  sec.  5  of  Slat.  Mar.  24,  1818,  must  bo  recorded  in 
30  days;  and  that  the  last  deed  was  ineffectual  against  a  sherilTs  deed  to  an  execution  pur- 
chaser, the  judgment  being  subsequent  to  both  deeds.     Thomas  v.  Lowlier,  2  Harr.  438. 

The  acknowledgment  of  a  deed  before  a  notary  of  the  State  must  bo  witliin  the  State. 
Harris  v.  Burton,  4  Harr.  66. 
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power  of  attorney,  first  proved.     And  a  deed  may  be  proved  by  a  sub- 
scribing v/itness.     The  private  examination  of  a  feme  covert  may  be  m 
any  county,  before  the  Chancellor,  a  judge  of  either  of  said  courts,  or 
two  justices  of  the  peace  for  the  same  county.     The  certificate  ot  ac- 
knowledgment, &c.,  in  court,  to  be  under  seal  of  the  clerk  or  prothono- 
tary.     Acknowledgment,  &c.,  out  of  the  State  to  be  before  a  United 
States'  district  judge,  the  Cliancellor  or  judge  of  a  court  of  record,  or 
said  court  itself,  or  the  chief  officer  of  a  city  or  borough  ;  the  certihcate 
to  be  under  the  official  seal;  if  the  acknowledgment  is  in  court,  affixed 
bv  the  clerk  or  other  of&cer  thereof;  if  by  a  judge,  the  seal  to  be  at- 
fi'xed  to  his  certificate,  or  to  that  of  the  clerk  or  keeper  of  the  seal.     A 
letter  of  attornev  to  convev  or  to  acknowledge  may  be  acknowledged, 
&c.,  and  recorded.     A  power  to  sell  authorizes  acknowledgment.     But 
2i.fem€  covert  Q^m-ioi  make  a  letter  of  attorney.     The  private  examina- 
tion of  a  wife  is  valid,  though  the  deed  be  not  recorded  ;  but  uo  other 
acknowledgment  or  proof.     A  deed  or  letter  of  attorney  shall  be  re- 
corded within  one  year :  else  it  is  invalid  against  a  subsequent  fair  cred- 
itor or  purchaser.     This  does  not  apply  to  a  lease  lor  fair  rent  for  not 
more  than  21  years,  attended  by  })ossession,  or  where  the  lessee  is  to 
have  possession  within  one  year.     Mortgages  lodged  for  registry  at  the 
same  time  have  priority  according  to  their  dates  ;  if  made  lor  the  pur- 
chase-money of  land,  sixty  days  :.re  allowed  for  recording.     In  case  o± 
a  defeasance,  the  grantee  musf  indorse  upon  and  record  with  his  deed 
a  note  thereof     The  defeasance,  though  unsealed,  shall  be  acknoAvi- 
edged,  &c.,  and  recorded  within  sixty  davs;  else  it  is  void  against  pur- 
chasers, &c.     Two  justices  of  the  peace,  taking  acknowledgment,  &c., 
must  act  together.     By  a  late  act,  commissioners  in  other  States  may 
take  the  acknowledgment  or  proof,  (in  case  of  retusal  to  acknowledge,) 
of  deeds.     If  the  grantor  and  witnesses  are  dead,  removed  from  the 
State,  or  cannot  be  found,  secondary  evidence  of  a  boundary  is  usually 
received,  and  the  facts  are  minutely  certified.     If  a  deed  is  not  prov>  d 
and  recorded,  it  is  admitted  in  evidence,  upon  the  common  law  proofs. 
Certified  copies  of  recorded  deeds  are  admitted  in  evidence.(l) 

151.  In  Maryland,  a  deed  of  a  freehold  estate,  or  an  estate  for  more 
than  seven  years,  or  declaring  or  limiting  any  use,  must  be  acknow- 
ledged before  two  justices  of  the  peace  of  the  county  where  the  land 
lies,  or  where  the  grantor  lives,  or  a  judge  of  the  County  Court  for  the 
former  county,  or  mayor  of  Annapolis  for  Anne  Arundel  county^  and 
recorded  in  this  county  within  six  calendar  months  from  its  date.  Other- 
wise, the  deed  is  void  between  the  parties.  But  where  registration  has 
been  omitted,  without  fraud,  it  may  be  authorized  by  filing  a  bill  in 
Chancery,  and  will  be  effectual  except  against  subsequent  purchasers  and 
creditors,  if  made  within  six  months  from  a  decree.  Such  decree  may  be 
reviewed  within  eighteen  months.  A /erne  covert  may  join  the  husband 
in  a  deed  of  her  lands,  and  may  release  her  dower  without  executing 
the  deed;  in  each  case  acknowledging  the  deed,  and  undergoing  a 
private  examination.  In  case  of  acknowledgment  in  a  county  where 
the  land  does  not  lie,  but  where  the  party  lives,  the  clerk  of  the  court 
must  certify,  under  the  court  seal,  the  official  capacity  of  the  acting 

(1)  4  Griff  1034-41 ;  Del.  L.  89-9:H;  1837,  |  1843,  456,  the  lime  for  recording  deeds  is 
159.  (See  lb.  1830,  19-20;  18:i I,  44-5  ;  extended.  By  the  Revised  Statutes,  it  is  one 
1835,  306;  1837,  69.)'   By  acts  of  1839,  216;  '  year.     Rev.  Sts.  269. 
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* 
justice  or  judge.  Where  a  grantor  is  out  of  the  State,  a  commission 
issues,  on  application  of  the  purchaser,  and  with  the  written  consent  of 
the  grantor,  from  the  clerk  of  the  county  court  where  the  land  lies,  to 
two  or  more  commissioners  at  the  grantor's  residence.  Any  two  of 
them  may  take  the  acknowledgment,  and  shall  certify  it  under  seal, 
and  return  the  commission  to  be  recorded  with  the  deed.  Or  the 
grantor  may  empower  an  attorney  in  the  State  to  acknowledge  for  him, 
the  power  to  be  incorporated  with  or  annexed  to  the  deed,  and  proved 
by  a  subscribing  witness  before  the  County  Court,  or  two  justices  of  the 
county  where  the  land  lies,  or  a  district  judge,  or  the  governor,  or 
mayor,  notary  public,  court,  or  judge  thereof,  of  the  place  where  it  is 
executed  ;  in  each  case  the  certificate  to  be  under  an  official  seal.  A 
feme  covert  out  of  the  State  may  acknowledge  before  commissioners,  (as 
above,)  or  a  United  States'  judge,  or  the'chief  magistrate,  a  mayor, 
court  or  judge,  of  tlie  place  of  acknowledgment.  The  acknowledgment 
is  authenticated  like  that  of  letters  of  attorney.  The  husband  may 
acknowledge  before  the  same  officers,  where  the  deed  conveys  her 
estate.(l)(a) 

152.  Though  a  deed  made  in  Delaware  will  not  pass  lands  in  Mary- 
land, unless  executed,  acknowledged  and  recorded,  according  to  the 
laws  of  the  latter  State;  yet,  if  the  grantor,  previously  to  making  such 
deed,  has  sold  the  land,  received  a  part  of  the  price,  and  given  bond  to 
convey  upon  receipt  of  the  balance;  a  deed  embracing  the  rights  and 
credits  of  the  grantor  will  pass  his  interest  in  the  unpaid  purchase- 
money.(2) 

153.  An  original  deed,  recorded,  is  not  admissible  in  evidence,  with- 
out proving  the  handwriting  of  the  recording  officer,  who  certifies 
upon  the  back  of  such  deed. (3) 

15-1.  Where  the  official  character  of  the  person  taking  the  acknowl- 
edgment of  a  deed  does  not  appear  thereupon,  nor  the  county  where  it 
was  taken,  and  there  is  no  presumptive  evidence  of  acknowledgment 
according  to  the  act  of  1715,  a  copy  is  not  per  se  admissible  in  evidence. 

(1)  4  Griff.   907-12.     See  Brooks  u.  Dent,  I    (2)  Houston  v.  Nowland.  1  Gill  &.  J.  480. 
1  Md.  Ch.  Decis.  523.  f    (3)  Gwynn  v.  Jones,  2  Gill  &  J.  173.- 


(a)  By  acts  of  1825,  c.  58,  and  1830,  c.  164,  acknowledgment  in  another  State  may  be 
before  a  United  States  judj^e  of  a  court  of  record  of  the  State  and  county  where  the  grantor 
may  be;  the  clerk.  &c.,  to  certify  under  seal  to  his  ofQcial  character.  The  deed  may  be  re- 
corded within  six  months.  The  examination  of  a  feme  covert  is  included  in  this  provision. 
Deeds  may  be  acknowledged  in  open  court,  in  any  court  of  record  in  the  United  States,  or 
of  any  State  or  Territory,  and  certified  under  the  court  seal.  See  also  1831.  IIG.  By  act  of 
1831,  ch.  205,  the  registry  of  contracts  for  lands  i.s  authorized.  Also,  an  officer  taking  ac- 
knovvledgmeiit.s,  .tc,  must  know  and  certify  the  identity  of  the  party.  By  act  of  1831,  ch. 
304,  a  deed  may  be  recorded  out  of  the  time,  and  is  valid  against  the  grantor,  &c.,  and  all 
having  notice.  So  it  is  valid  against  all  persons,  if  the  grantee  took  possession,  from  the  time 
of  recording,  subject  to  the  priorities  provided  by  the  act  of  1825,  The  statute  does  not 
apply  to  mortgages.  See  1832,  ch.  128;  1833,  G8;  1834,  80;  1835,  165,  211,  332.  It  has 
been  held,  that  the  recording  acts  impose  no  new  formality,  as  requisite  to  the  validity  of  a 
deed  between  tlio  parties.  Salmon  v.  Clagett,  3  Bland,  172.  By  a  late  act  (Feb.  24,"l842) 
deeds  executed  since  Fel).  10,  1835,  and  not  certified  according  to  the  act  of  1835,  ch.  205, 
are  confirmed,  with  a  saving  of  the  riglits  of  purcha.sers. 

By  .St.  1849,  ch.  199,  deeds  may  ho  ackno^vledged  out  of  the  country  before  a  consul  or 
vice-consul. 

Out  of  tlie  State,  before  any  person  authorized  by  the  laws  of  Maryland  to  take  acknow- 
ledgments, &c. 
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But,  it  seems,  if  the  grantee  were  proved  to  have  occupied  under  the 
grantor's  title,  a  legal  acknowledgment  might  be  presumed.(l) 

155.  A  deed  of  a  non-resident  grantor,  acknowledged  by  an  attorney 
under  a  letter  of  attorney,  proved  before  07ie  justice  of  the  peace,  is  in- 
valid.(2) 

156.  The  certificate  of  the  clerk  of  a  county  court,  that  the  persons 
taking  an  acknowledgment  were  then,  and  still   are,  tico  justices  of  the 

peace  for  such  county,  and  to  all  certificates  by  them  given  as  such,  due 
faith,  &;c.,  ought  to  be  given,  &c.,  is  suflfieieut  authority  for  regis- 
tration.(3) 

157.  Where  a  deed  is  seasonably  recorded,  but  the  acknowledgment 
omits  the  year  when  it  was  taken  ;  such  acknowledgment  is  presumed 
to  be  legal.  So  the  acknowledgment  of  an  ancient  deed  renders  it  ad- 
missible in  evidence,  though  not  signed  or  sealed.(4:) 

158.  Where  a  deed  is  stated  to  be  made  between  A  and  B,  his  wife, 
of  the  one  part,  and  C  of  the  other,  and  A,  in  consideration,  &c.,  grants 
to  C,  &c.,  and  both  A  and  B  sign,  seal  and  acknowledge  the  deed,  B 
being  privately  examined,  B's  estate  does  not  pass,  because  she  is  not  a 
graiitor.ib) 

159.  A  deed,  made  in  1782,  by  a  non-resident  and  his  wife,  of  her 
lands,  could  not  be  legally  acknowledged  by  the  husband  out  of  the 
State.  Hence,  though  properly  acknowledged  by  the  wife,  it  did  not 
pass  the  land. (6) 

160.  The  deed  of  a/e7we  covert  may  be  valid,  though  the  certificate  of 
acknowledgment  vary  somewhat  from  the  prescribed  form,  if  the  sense 
is  the  same. (7) 

161.  The  above  provisions,  (sec.  151,)  for  procuring  registration  by  a 
decree  of  Chancery,  do  not  apply  to  an  estate  tail  And  registration, 
under  such  decree,  after  the  death  of  a  tenant  in  tail,  grantor,  does  not 
bind  his  issue.(8) 

162.  Where  a  person  resides  in  one  count}-,  and  has  a  temporary 
abode  in  another,  and  the  land  lies  in  neither,  acknowledgment  in  the 
latter  county  is  invalid.  But  a  non-resident  may  validly  acknowledge 
a  deed  in  any  county  in  the  State,  before  two  justices.(9) 

163.  The  time  of  enrolment  of  a  deed  is  a  question  for  the  juA^ ;  and, 
if  possession  has  been  had  under  it,  they  may  presume  a  reasonable  en- 
rolment.(lO) 

164.  Acknowledgment,  that  the  land  in  question  is  the  rigid  of  the 
grantee,  has  been  held  sufficient.(ll) 

li>5.  Separate  acknowledgments  before  two  justices  of  the  peace  are 
insufficient ;  nor  is  parol  evidence  admist-ible  of  such  acknowledgments. 
But  the  official  authority  of  an  officer  who  takes  an  acknowledgment 
may  be  proved  by  parol  evideuce.(I2j 

(1)  Connelly  v.  Bowie,  6  Har.  &  J.  141.       |      (8)  Jones  v.  Jones,  2  Har.  i  J.  281  ;  1,  180; 

(2)  Beal  V.  Lynn,  6  Har.  &  J.  336.  !  3  liar.  &  M'Hen.  220. 

(3)  6  Har.  &  J.  336.  ]      (9)  Hall  v.   Gitling.^,    2  Har.  &  J.  383  ;   1, 

(4)  Wickes  v.  Canlk.  5  Har.  &  J.  36  ;  Car- !  14 ;  2  Har.  &  MHeu.  46. 

roll  V.  Norwood,  1  Har.  &  J.  178;  4  Har.  &  i    (10)  Carroll  v.  Norwood,  1  Har.  &  J.  172. 
M'Hen.  222;  1,  162.  |    (H)  Blair  v.  Valliant,  4  Har.  &  M'Hen.  62. 

(5)  Hawkins  v.   Gould,  3   Har.   &  J.   243.  '  But  see  3,  430. 

(6)  Lawrence  t;.  Heisler,  3  Har.  &  J.  371.  (12)  3  Har.  &  M'Hen.  321;  Yan  Ness  v. 
See  lb.  574.  Banks,  &e.,  13  Pet.  17. 

(7)  HoUingsworthtJ.  M'Donald,  2  Har.  &  J.  | 
237. 
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166.  In  Virginia,  where  a  deed  is  recorded  in  any  county  or  corpora- 
tion court,  and  has  become  lost  or  mislaid  ;  upon  affidavit  of  a  party 
interested,  a  copy  from  the  records,  certified  by  the  clerk,  may  be  re- 
corded in  any  other  county  or  corporation,  and  such  recording  shall  be 
a  substitute  for  the  original  deed.(l) 

167.  Where  a  power  of  attorney  or  other  deed  is  produced,  with  a 
certificate  of  the  clerk  of  a  court  of  record  of  any  of  the  United  States, 
any  Territory  or  district,  that  it  has  been  acknowledged,  or  proved  by 
the  number  of  witnesses  required  in  Virginia,  before  such  court ;  it 
shall  be  good  evidence.  But  the  certificate  must  have  the  seal  of  the 
court,  or  the  clerk  must  state  that  there  is  none,  and  in  the  latter  case 
the  presiding  judge  or  justice  must  certif)'  to  his  clerkship,  and  that  the 
attestation  is  in  due  form.  A  deed  thus  authenticated  may  be  admitted 
to  record  by  any  court  of .  the  State  where  deeds  are  usually  recorded, 
on  application  of  a  party  interested. (2) 

168.  Upon  the  certificate  ot  the  clerk  of  any  county  or  corporation 
court,  that  a  deed  has  been  recorded  on  proof,  or  acknowledgment,  the 
clerk  of  any  other  county  or  corporation  may  also  record  it. 

169.  A  conveyance  by  writing,  sealed  and  delivered,  of  any  inherit- 
ance, freehold  or  term  for  more  than  five  years,  including  marriage  set- 
tlements, trust  deeds  and  mortgages,  and  also  any  covenant  or  agree- 
ment in  consideration  of  marriage,  is  void  against  an  ignorant  purcha- 
ser, for  consideration,  or  a  creditor  only, (a)  unless  acknowledged  o-r 
proved  by  three  witnesses  before  the  general  court,  or  the  court  of  the 
district,  county,  city,  or  corporation,  where  some  part  of  the  land  lies, 
(and  recorded,)  within  eight  months  from  sealing  and  delivery. 

170.  When  a  deed  is  acknowledged  or  proved  in  court,  livery  of  sei- 
zin, if  necessary,  shall  also  be  acknowledged  or  proved,  and  recorded. 

.  171.  Where  a  paity  lives  out  of  the  State,  or  out  of  the  district  or 
county  where  the  land  lies,  the  deed  maj'  be  acknowledged  or  proved 
by  the  requisite  number  of  witnesses,  before  any  court  of  law,  or  the 
chief  magistrate  of  any  city,  town  or  corporation  of  the  country  where 
the  party  resides,  or,  if  abroad,  by  a  minister,  charge,  consul,  vice-con- 
sul, or  commercial  agent,  and  certified  by  him  in  the  usual  form,  and 
present^]  for  reconl  to  the  proper  court,  in  eighteen  months  from  exe- 
cution where  it  takes  place  out  of  the  State,  or  in  eight  months,  if  with- 
in the  State  ;  and  this  shall  be  deemed  a  sufficient  authentication. 

172.  Where  a  married  woman  executes  a  deed,  she  appears  in  court, 
and  is  examined  privately  by  one  of  the  judges,  as  to  her  freely  sign- 
ing the  instrument,  and  continuing  to  be  satisfied  with  it,  the  deed  be- 
ing shown  and  explained  to  her.  She  acknowledges  the  deed  before 
the  court,  or  else  before  two  justices  of  the  county  where  she  dwells,  or 
the  magistrate  of  a  corporate  town,  if  she  lives  in  the  United  States, 
these  officers  being  empowered  by  a  commission  from  the  clerk  of  the 
court  where  the  deed  is  to  be  recorded,  to  examine  her,  and  take  her 
acknowledgment.  The  officer  gives  a  certificate,  and,  the  deed  being 
acknowledged  or  proved  by  the  husband,  the  proceeding  is  effectual  to 
pass  the  wife's  inheritance,   or  right  of  dower.     If  she  is  out  of  the 

(1)  Vir.  St.  1829,  22.  [      (2)  Vir.  St.  1827,  22-3. 

(a)  Tho  same  express  restriction  in  Mississippi.     Missi.  Rov.  C.  453. 
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United  States,  a  commission  runs  to  two  judges  or  justices  of  any  court 
of  law,  or  the  chief  magistrate  of  any  cit}^,  town  or  corporation  in  her 
county,  and  is  executed  as  by  two  justices  in  the  United  States.  The 
certificate  shall  be  authenticated  in  the  usual  form. 

173.  The  private  examination  of  a  married  woman  shall  be  recorded  ; 
else  the  deed  is  not  binding  upon  her  or  her  heirs. 

174.  The  records  of  deeds  are  kept  by  the  clerk  of  the  court. (1) 

175.  An  acknowledgment,  by  a  grantor  residing  in  another  State,  be- 
fore a  cowr^ of  such  State,  invalid.  It  must  be  before  two  justices  of  the 
peace.(2) 

176.  A  deed  re-acknowledged  within  eight  months  from  its  date ; 
and  recorded  within  four  months  from  re-acknowledgment,  is  valid 
from  re-acknowledgment,  though  not  recorded  within  eight  months  from 
its  execution. (3) 

177.  A  deed,  though  not  recorded,  is  good  evidence  of  title,  in  a  suit 
against  one  who  is  not  a  creditor  or  subsequent  purchaser.(4) 

178.  The  registry  law  does  not  require  the  witnesses  to  a  deed  to  sub- 
scribe their  names.(5) 

179.  A  deed,  the  acknowledgment  or  proof  of  which  is  irregularly 
certified,  though  recorded,  is  inadmissible  in  evidence  as  a  recorded 
deed.(6) 

180.  The  admission  of  a  deed  to  record  is  a  mere  ministerial  act,  de- 
signed for  the  purpose  of  notice,  and  gives  it  no  new  validity. (7) 

181.  A  peremptory  mandamus  lies,  to  compel  an  inferior  couit  to  ad- 
mit a  deed  to  proof  and  registry. (8) 

182.  Where  a  bill  is  filed,  to  impeach  a  deed  as  fraudulent,  within 
the  time  allowed  for  recording,  the  court  cannot  afterwards  declare  it 
void,  as  against  the  plaintiff",  for  want  of  due  registration.(9) 

183.  Under  a  statute  allowing  eight  months  for  registration,  a  second 
purchaser  was  held  to  take  a  good  title,  who  had  no  notice  when  he 
purchased,  though  he  received  notice  within  the  eight  months.(10)(a) 

(1)  1  Vir.  Rev.  C   157-60,  327  ;  Stat.  1840        (6)  lb. 

-1,  76.     See  lb.  1840,  47.  (7)  Dawson  v  Thruston,  2  Hen.  &  M.  132. 

(2)  Loekridije  v.  Carlisle,  2  Leitrh,  186.  (8)  lb. 

(3)  Kppes  V.  Randolph,  2  Call,  103.  (9)  Gibson  v.  Randolph,  2  Munf.  310. 

(4)  Turner  v.  Stlp,  1  Wash.  319.  (10)  Rootes  v.  Holiday,  6  Munf.  251. 

(5)  lb. 


(a)  By  the  Revised  Code,  (p.  507,1  deeds  are  valid,  if  recorded  in  sixty  days  from  acknow- 
ledgment, except  mortjrages,  deeds  of  trust,  and  contracts  in  consideration  of  marriage. 
The  law  protecting  creditors  and  purcluwers  is  not  limited  to  those  of  the  grantor,  but  extends 
to  all  who,  but  tor  the  conveyance,  might  have  claimed  the  land. 

A  deed,  acknowledged  before  "aldermen  "  in  the  city  of  New  York,  may  be  admitted  to 
record,  thougli  they  do  not  certify  as  justices  of  the  peace.     Welles  v.  Cole.  6  Gratt.  645. 

The  certificate  of  a  clerk,  that  a  deed  was  acknowledged  in  court  by  husband  and  wife, 
and  ordered  to  bo  recorded,  is  not  sufficient  to  make  it  her  deed.  Healy  v.  Rowan,  5 
Gratt  414. 

Althou;zh  the  statute  in  Virginia  avoids  an  unrecorded  deed,  as  again.it  creditors  of  the 
grantor,  it  does  not  affect  a  pre-existing  equitable  estate  of  the  grantee,  acquired  by  purchase 
from  the  grantor.     Withers  v.  Carter,  4  (iratt.  407. 

A  deed  lost  after  it  was  executed,  and  before  it  was  recorded,  is  void  as  against  the  credi- 
tors of  the  grantors,  and  cannot  be  set  up  against  them  in  a  suit  by  the  grantee,  brought 
more  tiian  eight  mouths  after  its  execution.     lb. 

Acknowledgment  before  justices  of  the  peace,  and  their"  certif:cate  thereof,  is  not  conclu- 
sive evidence  of  a  complete  execution  of  tiie  deed ;  but  it  may  be  shown  by  parol,  that  such 
was  not  the  intention  of  the  grantor.     Hutchison  v.  Rust,  2  Gratt.  394. 

The  act  1  Rev.  Code  of  Virginia,  c.  99,  sec.  15,   p.  365,  in  relation  to  deeds  of  married 
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184.  In  Greorgia,  a  deed  shall  have  two  or  more  witnesses.  But,  if 
attested  b}^  a  justice  of  the  peace,  or  clerk  of  the  Superior  Court,  prior 
to  1812,  it  is  admissible  in  evidence.  The  governor  may  appoint  com- 
missioners in  other  States  to  take  acknowledgments.  They  may  also 
be  taken  by  consuls  and  vice-consuls.  Mortgages  shall  be  proved  or 
recorded  within  three  months;  otherwise,  a  judgment  recovered  before 
foreclosure,  or  a  second  recorded  mortgage,  has  priority.  By  an  act  of 
1827,  if  a  deed  has  been  recorded  upon  the  oath  of  a  witness,  or  an  of- 
ficial attestation,  though  not  seasonably,  it  is  admitted  in  evidence.  If 
lost,  an  office  copy  is  received.  Deeds  having  two  witnesses,  and  made 
for  consideration,  shall  be  proved  or  acknowledged  before  a  justice  of 
the  peace,  the  chief  justice,  or  an  assistant  justice,  and  recorded  in 
twelve  months.  A  lease  and  release  shall  be  recorded  within  one  y  ar. 
A  feme  covert  interested  hy  dower  or  otherwise,  executing  a  deed  hefore 
lawful  evidence,  and  making  private  acknowledgment  before  the  chief 
justice,  or  a  justice  of  the  peace,  is  barred  of  doiver.il)  (Many  acts 
have  been  enacted  to  cure  defects  in  past  deeds.) 

184  a.  The  registrj^  of  a  deed,  not  proved  or  acknowledged,  accord- 
ing to  law,  is  not  constructive  notice  to  a  subsequent  purchaser.(2) 
184  h.  Probate  of  a  deed  by  a  subscribing  witness,  before  the  clerk  of 
the  Superior  Court,  does  not  authorize  the  deed  to  be  recorded,  and  a 
copy  of  a  deed  so  recorded  cannot  be  given  in  evidence.(3) 

184  c.  A  failure  to  record  a  deed  concerns  no  person,  except  those  who 
derive  title  from  the  same  feoffor,  by  a  deed  ot  subsequent  date.(3) 

184.  d.  The  registration  of  a  bond  for  title  to  land,  not  being  au- 
thorized by  law,  does  not  entitle  it  to  be  read  in  evidence,  without 
proof  of  its  execution.  Otherwise,  if  thirtj^  years  old,  accompanied 
with  proof  of  possession  under  it,  or  if  produced  pursuant  to  notice 
from  the  opposite  party,  he  claiming,  also,  an  interest  under  it.(5) 

185.  In  Alabama,  a  deed  shall  be  admitted  in  evidence,  if  it  is  ac- 
knowledged, or  proved  by  a  subscribing  witness,  before  a  judge  of  the 
Superior  Court,  or  a  justice  of  the  County  Court  for  the  county  where 
the  land  lies,  and  a  certificate  thereof  made  and  signed  by  the  officer 
upon  or  under  the  deed.  Otherwise,  a  deed  shall  not  be  recorded.  If 
the  grantor  or  witness  live  in  another  State  or  Territory,  the  acknowledg- 
ment, &c.,  may  be  before  a  Supreme  or  District  Court  judge  of  the  United 
States,  or  a  judge  of  the  Supreme  or  Superior  Court  of  any  Territory 
or  State.     If  a  grantor  or  witness  live  in  a  foreign  State,  &c.,  it  may  be 

(1)  Prince,  159,  160,  162,  163.   165,   166. 
167,  212;  Ga.  St.  1839,  197. 

(2)  Herndon  v.  Kimball,  7  Geo  432. 


(3)  Papot  V.  Gibson,  7  Geo.  530. 

(4)  Wliittington  v.  Wrio-ht,  9  Geo.  23. 

(5)  Beverly  v.  Burke,  9  Geo.  440. 


women,  does  not  embrace  powers  of  attorney,  and  does  not  authorize  two  justices  to  take 
and  certify  the  privy  examination  of  tlie  wife  as  to  her  execution  tliereof  Shanks  v.  Lan- 
caster, 5  Gralt.  110. 

A  power  of  attorney  for  the  conveyance  of  l;inds,  falls  both  within  the  letter  and  spirit  of  the 
act  regulating  conveyances,  (1  Rev.  Code  of  Virginia,  c.  99,  sec.  7,  p.  363,)  authorizing  deeds 
to  be  acknowledgidbetore  any  two  justices  of  the  peace,  for  any  county  or  corporation  of 
the  United  States;  and  the  certificate  of  the  justices  is  sufficient  (or  the  admission  of  the 
power  of  alt6rney  to  record  with  the  conveyance,  althougli  it  does  not  certify  the  instrument 
to  any  court  or  clerk's  ofifice,  for  the  purpose  of  being  recorded.     lb. 

A  clerk  of  tlic  County  Court  indorsed  on  a  deed,  that  it  was  on  that  day  exhibited  in  his 
office,  acknowledged  hy  the  parties  thereto,  and  admitted  to  record.  In  fact,  the  deed  was 
acknowledged  and  the  certificate  indorsed  thereon  out  of  the  ofllce,  and  was  then  taken  by 
the  clerk  to  the  office,  and  deposited  there.  Held,  the  deed  was  valid  as  a  recorded  deed 
from  the  date  of  the  certificate.     Carper  v.  McDowell,  5  Gratt.  212. 
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before  a  court  of  law,  or  the  chief  magistrate  of  a  city,  borough  or  cor- 
poration. These  provisions  apply  to  femes  covert.  If  the  grantor  or 
witnesses  are  dead,  or  cannot  be  had,  the  handwriting  of  the  latter, 
or,  if  that  is  impracticable,  of  the  former,  may  be  proved,  (as  above.) 
Another  act  provides  for  acknowledgment,  &c.,  before  a  superior  judge, 
or  justice  of  the  quorum  of  any  county  court.  The  form  of  certificate 
is  described,  but  need  be  only  substantially  complied  with.  Where 
the  grantor  lives  out  of  the  territori/^  the  acknowledgment  may  be 
before  the  judge  of  any  court,  or  a  notary  public,  of  the  State,  &;c.,  in 
which  he  resides.  There  shall  be  a  certiticate  of  the  clerk  of  the  court 
that  the  former  is  a  judge,  and  deserving  of  due  faith  and  credit,  with 
his  seal  of  office  annexed.  The  clerks  of  the  superior  and  county 
courts  may  take  acknowledgments  and  releases  of  dower  in  their  own 
<;ounties.(a)  So,  also,  any  two  justices  of  the  peace,  and  the  judges  of 
the  circuit  and  county  courts.  (The  past  acts  of  the  latter  are  also 
made  valid.)  So  also,  the  clerks  of  the  circuit  courts  in  any  county,  and 
notaries  pubUc  for  their  own  county.  (The  past  acts  of  the  latter  two  are 
also  made  valid.  So  also,  those  of  a  justice  of  the  peace,  a  justice  of  the 
county  court,  or  of  the  circuit  court.  But  the  rights  of  third  per- 
sons are  saved.)  Six  months  are  allowed  for  recording,  and  the  deed  is 
good  between  tlie  parties  without  registr3\  (By  numerous  successive 
acts,  the  time  for  recording  past  deeds  is  extended.)  If  the  record  of  a 
deed  is  lost  by  casualty,  it  may  be  recorded  within  eighteen  months  there- 
after. A  deed  is  good  from  registry,  (though  not  seasonably  recorded,) 
except  against  some  intervening  title.  To  pass  the  estate  olo-feme  cocert, 
she  shall  be  privately  examined  before  a  judge  of  the  Territory,  or  jus- 
tice of  the  County  Court.  Her  deed  will  then  release  dower  and  pass 
her  lands.  By  act  of  1812,  a  wife  may  release  her  dower  in  lands  pre- 
viously conveyed,  before  a  judge  or  justice  of  the  quorum  of  the  Territory, 
or  judge  or  justice  of  any  court,  or  a  notary  in  any  other  State,  &c.  Deeds 
of  trust,  mortgage  and  for  security,  take  effect  from  registration. (1)(6) 

186.  In  Mississippi,  the  conveyance  by  writing,  sealed  and  delivered, 
of  any  inheritance,  freehold,  or  term  for  more  than  one  year,  is  invalid 
against  a  creditor  or  an  ignorant  purchaser  for  consideration,  unless  ac- 
knowledged, or  proved  by  one  or  more  v/itnesses,  before  a  judge  of 
the  Supreme  Court,  a  justice  of  the  County  Court,  a  justice  of  the  peace, 
or  notary  public,  of  the  county  where  the  land  lies;  and  unless  there 
is  a  certificate  thereof  upon  or  under  the  deed,  written  and  signed ;  and 
the  instrument  is  recorded.  The  provision  applies  to  an}^  covenant  or 
agreement  in  consideration  of  marriage.(2) 


(1)  Aik.  Dig.  88-93;  Sta  1849,  50,  67. 
"Williams  v.  Jones,  2  Alab.  (N.  S.)  314.  See 
Swift  V.  Fitzbugh,  9  For.  39;  Johuson  u.  Mc- 
Gehee,  1  Alab.  (N.  S.)  186. 


(2)  Missi.  Rev.  C.  452.     See  Hall  v.  Thomp- 
son, 1  Sm.  &  M. ;  Cocker.  Hal.sey,  16  Pet.  71. 


(a)  Clerks  of  county  courts  may  take  and  certify  acknowledgments  and  proofs  of  deeds, 
whether  the  lands  lie  in  their  own  counties  or  not.  Clay's  Dig.  157-8.  It  has  been  held, 
that  an  acknowledgment  before  a  judge  or  clerk  need  not  be  authenticated  liy  a  seal.  His 
handwriting  may  be  proved  by  witnesses.  Powers  v.  Bryant,  7  Por.  10.  Registration  is 
not  legal  notice,  unless  the  grantor  is  either  in  possession,  or  appears  by  the  record  to  have 
connection  with  the  title.     Fenno  v.  Sayre,  3  Alab.  (N.  S.)  458. 

(h)  A  post-nuptial  settlement,  made  in  virtue  of  an  ante-nuptial  contract,  need  not  be  re- 
corded. Swift  V.  Fitzhugli,  9  Por.  39.  The  probate  of  a  deed  must  substantially  conform  to 
the  statute.  The  witness  must  make  oath  to  the  subscription  of  all  parties,  by  name  ;  that 
the  witnesses  signed  in  the  presence  of  the  grantor  and  of  each  other,  and  at  the  time  named. 
Fipps  V.  M'Gehee,  5  Port.  413. 
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187.  All  deeds,  agreemtnts,  &c.,  relating  to*  land,  except  instruments 
of  trust  and  mortgages,  if  recorded  in  three  months,  take  effect  from 
their  execution.  Deeds  of  trust  and  mortgages,  and  other  instruments 
recorded  after  three  months,  take  effect  from  delivery  to  the  recorder. 
But  of  two  deeds  delivered  to  the  recorder  on  the  same  day,  the  one 
first  executed  has  priority. (1) 

188.  All  written  contracts  relating  to  land  may  be  acknowledged,  or 
proved  and  recorded  ;  and  the  recording  is  legal  notice.  But  no  in- 
strument shall  be  recorded  without  acknowledgment  or  proof.  The 
clerk  shall  give  a  receipt  for  deeds  left  for  record. (2) 

Iby.  If  a  grantor  of  lands  in  the  State,  or  the  witnesses  to  the  deed, 
live  in  another  State  or  Territory  of  the  Union,  the  deed  may  be  ac- 
knowledged or  proved  before,  and  certified  by,  a  judge  of  the  Supreme 
Court  or  District  Court  of  the  United  States,  or  a  judge  or  justice  of  the 
Supreme  or  Superior  Court  of  any  State  or  Territor}^  in  the  Union  ;  or 
the  judge  of  an  inferior  or  county  court  of  record  ;  or  a  justice  of  the 
peace  of  the  State  and  county  where  they  resitle,  certified  by  the  clerk  or 
register  of  the  Superior,  County,  or  Circuit  Court  of  such  countj^,  with 
an  official  seal.  If  j^efore  a  justice  of  the  peace,  by  a  certificate  of  said 
clerk  or  register,  or  the  clerk  or  register  of  said  inferior  or  county  court 
of  record  of  such  county,  with  an  official  seal.  By  a  late  act,  a  wife 
may  convey  her  land  according  to  the  former  statute,  and  release  her 
dower.  So  she  may  constitute  an  agent  by  joint  power  of  attorney  of 
herself  and  husband,  acknowledged  as  above.  If  such  grantor  or  the 
witnesses  live  in  a  foreign  country,  the  deed  shall  be  acknowledged  or 
proved  before  a  couit  of  law,  or  the  chief  magistrate  of  a  city,  borough, 
or  corporation  in  the  county,  and  certified  "as  such  acts  are  usually 
authenticated  by  them  or  him."  These  provisions  are  made  applicable 
to  acknowledgnients  of  deeds  "  with  n^linquishment  of  dower,"  nui'le  by 
femes  covert.i^i) 

lUO.  If  the  grantor  or  grantors,  witness  or  witnesses,  in  a  deed,  be 
dead  or  absent,  so  that  they  cannot  personally  attend,  a  judge  of  the 
Supreme  Court,  justice  of  "the  County  Court,  justice  of  the  peace,  and 
notaries  ].)ubHc  of  the  proper  county,  may,  under  oath  or  affirmation,  take 
the  examination  of  witnesses  to  prove  the  handwriting  of  the  deceased 
or  absent  witnesj^,  or,  il  this  cannot  be  had,  of  the  grantor  or  grantors; 
which  examinati<jn  shall  be  certifietl  upon  or  umlerthe  instrument,  and 
signed  by  the  officer  taking  it.  U[)()n  this  proof"  the  deed  may  be  re- 
ceived in  evidenc'',  and  recorded. (1) 

I'Jl.  The  pi-oof  or  acknowledgment  of  a  deed  before  a  judge  of  the 
County  Court  is  valid,  though  the  land  lies  in  another  county,  if  accom- 
panied by  a  certificate  of  the  clerk  of  the  court,  with  his  seal,  that  the 
party  is  a  judge,  and  that  his  official  acts  are  entitled  to  due  faith  and 
credit.     Tliis  condition  is  made  ap])licable  to  the  deeds  of  femes  covert.ip) 

1H2.  iVo  eMiite  of  a  feme  cover/,  shall  [tass,  without  a  private  acknow- 
ledgment before  a  judge  of  the  Supreme  Couit,  or  justice  of  the  County 
Ct>urt,  or  a  justice  of  the  peace  authorized  to  take  acknowledgments  in 
general,  that  she  executeij  the  deed   "  Ireely,  without  any  iear,  threats, 


(1)  Missi.  Tiev.  C.  453-4. 

(2)  Mi.ssi.  Rev  C.  4ri4-5. 

(3)  Mm   Rev.  C.  4.05-G;    Miss.  St.  1841, 
132-4. 


(4)  Ih.  456. 

(5)  lb.  456-7. 
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or  compulsiou  of  her  husband."  There  shall  be  a  certificate  on  or  under 
the  deed,  signed  by  the  judge  or  justice ;  and  "  a  deed  so  executed  shall 
release  and'  bar  the  right  oj  dowers  Where  a  deed  has  been  made  by 
the  husband  alone,  tuid  recorded,  the  same  proceeding  may  be  had  on 
the  part  of  the  wife,  and  the  certificate  recorded,  Avhich  shall  pass  her 
estate.(l) 

198.  Where  a  deed  is  lost,  a  record  copy  is  good  evidence.(2)(a) 

194.  In  South  Carolina,  in  the  district  of  Charleston,  deeds  (in- 
cluding mortgages  of  leaseholds)  are  recorded  in  the  office  of  the 
register  of  mesne  conveyance :  in  other  districts,  by  the  clerks  of  the 
Circuit  Court  for  each  district.  Six  months  are  allowed  from  delivery, 
when  the  grantor  resides  in  the  State;  twelve  months,  if  in  another  of 
the  United  States;  and  two  years,  if  abroad.  By  a  late. act,  a  mort- 
gage is  valid  against  a  .purchaser,  &c.,  without  notice,  if  recorded  in 
sixty  days.  Marriage  settlements,  to  be  good  against  creditors,  shall 
be  proved  and  reccn-ded,  or  lodged  in  the  Secretary  of  State's  office, 
within  three  months,  if  made  in  the  State  ;  otherwise,  in  twelve  months. 
It  is  also  provided,  that  a  memorial,  or  brief  abstract,  of  all  convey- 
ances, be  recorded  in  the  same  office.  A  feme  covert  may  release  her 
dower,  or  convey  her  own  estate,  by  joining  her  husband  in  a  deed, 
and  being  privately  examined,  in  the  latter  case,  seven  days  afterwards, . 
before  a  Judge  of  faW  or  equity,  or  a  justice  of  the  quoruni.  She  may 
release  dower  by  a  separate  deed.  The  certificate  of  the  officer  is  under 
seal,  and  signed  by  the  woman,  and  the  deed  has  no  effect  till  recorded. 
Deeds,  in  general,  must  be  acknowledged  before  a  judge  of  the  Supreme 
Court,  or  upon  the  oath  of  one  witness  before  a  maoistrate.  (The 
uniform  practice  is  said  to  be,  to  prove  execution  by  a  witness  before  a 
magistrate.)  Where  u  deed  is  executed  out  of  the  State,  the  justices  of 
the  county  where  the  land  lies  may,  by  dedimus,  empower  two  or  more 
justices  of  the  county  where  the  grantor  resides,  to  take  his  acknow- 
ledgment upon  the  oath  of  two  witnesses  to  the  execution.  (It  is  said, 
the  justices  of  the  county  no  longer  exist;  but,  it  seems,  a  judge  of  the 
Court  of  Common  Pleas  may  issue  a  dedimus.)  Where  a  deed  has 
been  recorded  ten  years,  an  office  copy  is  evidence,  on  proof  of  loss, 
&c.(3) 

195.  Where  a  grantee  takes  possession  of  the  land  and  retains  it  for 
the  period  prescribed  by  the  statute  of  limitations,  his  title  shall  pre- 
vail over  that  of  a  second  grantee,  whose  deed  is  first  recorded. (-1) 

196.  A  bona  fide  assignment,  for  creditors  generall}^,  has  priority  over 
a  subsequent  judgment,  though  not  recorded.  So  a  mortgage,  though 
not  recorded,  is  preferred  to  a  subsequent  judgment.(5) 

197.  Where  a  first  mortgage  is  recorded  in  the  office  of  the  Secre- 


(1)  Miss.  Rev.  C.  457. 

(2)  lb.  457-8. 

(3)  4  Griff.  S33-9  ;  St.  1843,  256 ;  lb.  255. 


(4)  Gordon  v.  Parsons,  1  Bay,  37'. 

(5)  Bush  V.   Waring,   1  Bay,  90;  Ash  v. 
Ash,  lb.  304;  2,  85,  251. 


(a)  The  certificate  of  an  officer  authorized  to  take  an  acknowledgment,  that  the  grantor 
made  oath  to  the  execution  of  the  deed  as  his  proper  act,  tliougli  in  the  form  of  a  jurat,  is 
still  an  acknowledgment.  Ingraham  v.  Grigg,  13  Sm.  &  M.  22.  Such  certificate  ,vill  bo 
liberally  construed.  It  need  not  be  in  the  precise  words  of  the  statute,  if  the  eflcct  i.s  the 
same.     Morse  v.  Clayton,  13  Sm.  &  M.  373. 

A  deputy  clerk  of  a  probate  court  of  Mississippi  is  competent  to  receive  the  acknowledg- 
ment of  a  deed,  and  it  is  not  necessary  that  his  certificate  purport  to  be  that  of  the  pruiuipal 
clerk  ''■  by  his  deputy."    McCraven  v.  McGuire,  23  Miss.  100. 
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tary  of  State,  and  a  second  one  in  the  office  of  the  register  of  mesne 
conveyance,  the  latter  has  preference.(l) 

198.  A  sheriff's  deed  is  within  the  recording  act  of  1785,  and  is  void, 
if  not  recorded  within  six  months.)(2) 

191).  Marriage  settlements  must  be  recorded,  whether  ante-mqitial  or 
2)ost'iiiiptial.  If  made  since  1785,  they  must  be  recorded  within  three 
months.     The  months  are  calendar  months.(3) 

200.  The  copy  of  a  recorded  deed  is  not  admissible  in  evidence, 
without  proving  loss  of  the  original.  (This  decision,  however,  has 
been  regretted,  though  considered  as  binding ;  and  circumstantial  evi- 
dence oi  loss  is  sufficient.)(4) 

200  a.  A  relinquishment  of  inheritance,  executed  before  one  who 
had  failed  to  take  the  oaths  of  office  upon  re-appointmiCnt,  was  held 
valid. (5) 

200  h.  Notice,  to  stand  in  the  place  of  recording,  although  not  neces- 
sarily a  knowledge  of  the  entire  contents  of  the  deed,  must  be  an 
explicit  notice  of  its  existence,  such  as  the  party  wovdd  have  if  it  had 
been  recorded  ;  it  must  be  notice  that  a  deed  conveying  the  property 
has  been  executed,  and  that  the  title  has  passed  out  of  the  grantor.(6)j 

200  c.  Actual  notice  of  an  unregistered  deed  is  equivalent  to  registiy,as 
against  a  purchaser  at  a  sheriff's  sale  of  the  land  conveyed  thereby .(7) 

201.  In  North  Carolina,  no  conveyance  or  bill  of  sale  of  land,  (ex- 
cept mortgages,)  is  good  and  available,  unless  acknowledged  by  the 
grantcr,  or  proved  by  one  or  more  evidences  under  oath,  before  a  judge 
of  the  Supreme  or  Superior  Court,  or  the  court  of  the  county  where 
the  land  lies,  and  recorded  in  such  county  within  two  years  from  date. 
A  record  copy  of  a  deed  is  evidence,  where  the  original  is  lost.  A 
grantee  may  compel  the  attendance  of  subscribing  witnesses,  at  the 
Court  of  Pleas  and  Quarter  Sessions,  to  prove  the  deed.  Where  a 
grantor  or  the  witnesses  are  out  of  the  State,  this  court  may,  by  dedwius, 
empower  two  or  more  commissioners,  in  the  State  where  the  witness  or 
witnesses  or  grantor  reside,  to  take  the  acknowledgment  or  probate, 
which  shall  be  certified.  "Where  the  witnesses  arc  dead,  proof  of  their 
handwriting,  and  that  of  the  grantor,  is  sufficient  for  registration. 
Where  a  deed,  or  power  of  attorney  to  convey,  has  been  or  shall  be 
made  out  of  the  State,  but  within  the  United  States,  it  may  be  ac- 
knowledged or  proved  before  a  judge  of  supreme  jurisdiction,  or  a 
judge  of  the  superior  courts  of  law,  or  circuit  courts  of  superior  juris- 
diction, who  shall  attest  upon  the  deed  such  acknowledgment,  &c. 
There  shall  also  be  a  certificate  of  the  governor,  or,  if  in  the  District  of 
Columbia,  of  the  Secretary  of  State  of  the  United  States,  to  the  official 
character  of  such  judge.  Acknowledgments,  &c.,  may  also  be  before  a 
commissioner  appointed  by  the  governor  of  this  State.  A  deed  thus 
acknowledged,  &c.,  may  be  authorized  to  be  recorded  by  the  Court  of 
Pleiis  and  Quarter  Sessions  where  the  land  lies,  or  a  judge  of  the 
Supreme  or  Superior  Court,  and  shall  be  received  in  evidence  without 
further  proof.     Deeds,  or  powers  oC  attorney  to  convey  land,  made  in 


(1)  Connoly  v.  StPwart,  2  Bay,  509. 

(2)  Massey  v.  Thompson,  2  Nott  &  M'C. 
105. 

(3)  Clieiicy  v.  Lubbock,  1  Nott  &  M'C.  444; 
Alston  V.  Alston,  Con.  Rep.  (Tread.)  604. 


(■4)  Purvis  V.  Pobitipon,  1  Bay,  493 ;  Peaj 
V.  Picket,  3  M'Cord,  318. 

(5)  Kotterman  v.  Ayer,  3  Strobli.  92. 

(6)  Wallace  v.  Craps,  3  Strobli.  2GG. 

(7)  Ingrem  v.  Phillips,  3  Strubh.  565. 
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a  foreign  countr}^,  may  be  acknowledged  and  proved,  or,  in  case  of  a 
feme  covert,   acknowledged,  before  the   chief   magistrate  of  any  city, 
town  or  corporation  in  such  country,  and  registration  may  be  author- 
ized by  the  Court  of  Pleas,  &c.,  of  the  county  where  the  land  lies,  or  a 
judge  of  the  Supreme  or  Superior  Court,  and  the  instrument  shall  be 
received  in  evidence  without  farther  proof     Acknowledgnient,  &c.,  of 
such  deed  may  also  be  made  before  any  ambassador,  public  minister, 
consul  or  commercial  agent  of  the  United  States,  and  certified  under 
his  ofl&cial  seal.     So  the  private  examination  of  a  feme  covert.     In  each 
case,  registration  may  be  authorized  by  the  court,  as  above.     The  court 
may  empower  one  or  more  commissioners  in  a  foreign  country^  to  take 
the  acknowledgment,  &c.,  of  an  instrument,  and  the  examination  of  a 
feme  covert,  and  upon  return  of  the  commission  adjudge  the  proceeding 
valid.     A  deed  made  by  husband  and  wife  may  be  acknowledged  be- 
fore a  judge  of  the  Supreme  or  Superior  Court,  or  before  the  court  of 
the  county  where  the  land  lies,  and  the  wife  examined  by  such  judge, 
or  some  member  of  the  County  Court,  commissioned  therefor.(a)     If  ac- 
knowledged or  proved  on  the  part  of  the  husband,  and  if  the  wife  re- 
sides in  another  county,  or  is  too  aged  or  infirm  to  attend,  the  judge,  or 
court,  taking  his  acknowledgment,  &c.,  may  empower  the  clerk  of  the 
County  Court  to  appoint  two  or  more  commissioners  to  take  her  ac- 
knowledgment, &c.,  which  commission  shall  be  returned  and  recorded. 
(The  form  of  such  commission  is  prescribed.)     A  feme  covert  out  of  the 
State  may  join  with  the  husband  in  giving  power  of  attorney  to  convey 
her  lands.     A  deed  or  power  of  attorney,  made  by  husband  and  wife, 
residing  in  another  State,  &c.,  maybe  acknowledged  before  a  supreme  or 
superior  judge,  or,  by  the  wife,  before  two  commissioners  empowered 
by  some  court  of  record  in   such   State,  &c.,  she  being  privately  ex- 
amined ;  and  the  official  character  of  the  judge,  or  the  court,  shall  be 
certified  by  the  governor,  &c.,  (as  above  provided  in  ordinary  cases,  p. 
484.)     A  power  of   attorney   to   convey   lands,   if   acknowledged  or 
proved  before  a  supreme  or  superior  judge,  or  a  court  of  pleas,  &c.,  in 
the  county  where  the  land  lies  or  the  power  is  executed,  may  be  re- 
corded within  twelve  months  from  date  of  the  deed.     Deeds  of  gift  are 
void,    unless    proved  and    recorded   within  twelve   months   from  the 
making.     A  mortgage  or  deed  in  trust  is  void   against  creditors  or 
purchasers,  unless  proved  and  recorded,  like  other  deeds,  within  six 
months.      As   against  such   creditors,  &c.,   a    title  passes   only   from 
registry.     A    mortgage,    &c.,  may  be  acknowledged,   &c.,  before  the 
clerk  of  the  Court  of  Pleas,  &c.,  for  his  county.     A  mortgagee  in  an 
unrecorded  mortgage  may  redeem  one   Avhich    is  recorded  ;  but  the 
mortgagor  loses  his  right  of  re<lemption.     Marriage    settlements  and 
contracts   shall  be    v6id  against   creditors,   unless   proved,  like  other 
deeds,  within  six  months  from  the  making,  and  recorded  in  one  month 
thereafter.     Errors  in  registration  may  be  corrected  upon  petition  to 
court,  like  those  in  patents.     By  act  of  1835,  registration  of  past  deeds, 
except  those  of  mortgage  or  trust,  is  authorized  within  three  years,  and 

(a)  The  private  examiii:itioii  must  appear  from  the  commissioner's  certificate  of  the  record. 
Ives  V.  Sawyer,  4  Dev.  &  B.  55.     See  Skinner  v.  Fletcher,  1  Ired.  313. 
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made  valid.     B^^  a  later  act,  registration  in  two  years  from  Dec.  8, 
1842,  is  made  effectual,  with  the  sanm  exception. (l)(a) 

201  a.  Possession  under  a  fraudulent  deed  of  one  tract,  where  the 
deed  covers  others  also,  is  notice  to  a  subsequent  purchaser  of  the  con- 
veyance of  the  one  tract  only.     St.  1840,  ch.  28.(2) 

202.  The  act,  recjuiring  registry  of  deeds  of  gift,  applies  only  where 
creditors  or  purchasers  are  interested. (3)(6) 

203.  It  has  been  held,  that  the  testimon}^  of  the  officiating  justice  is 
indispensable  to  prove  the  private  examination  of  a.  feme  covert.{4:) 

208  a.  It  is  immaterial,  whether  the  acknowledgment  or  the  private 
examination  of  a  wife,  executing  a  deed,  be  first  recorded.(5) 

203  b.  Certificate,  "that  the  private  examination  of,  &c.,  wife  of,  &c., 
taken  by,  kc,  an  officer  of  the  court,  which  being  satisfactory,  it  is 
ordered  to  be  recorded ;"  signed  by  the  officer.  Held,  insufficient,  and 
that  the  estate  of  the  wife  did  not  pass.(6) 

203  c.  Under  the  act  of  1751,  directing  a  commission  from  the  court 
of  the  county  where  the  land  lies,  to  issue  for  the  private  examination 
of  the  wife  of  the  grantor,  who  resides  in  another  country;  such  com- 
mission may  issue  where  she  resides  in  another  State.[l) 

203  d.  The  certificate  of  such  examination  need  only  state  that  she 
declared  she  had  voluntarily  executed  the  deed ;  not  that  "  she  doth 
now  voluntarily  assent  thereto."(8) 

203  e.  Acknowledgment  by  husband  and  wife.  Two  justices  of  the 
peace  thereupon  took  her  private  examination,  reported  to  the  court, 
and  the  court  acted  thereupon.  Held,  they  should  be  presumed  to  be 
members  of  the  court,  appointed  for  that  purpose,  without  showing  a 
special  order  of  appointment.(9) 

203/.  A  certificate  stated  the  acknowledgment  of  a  married  woman, 
upon  privy  examination,  to  have  been  taken  in  open  court.  Held,  in- 
sufficit'nt.(lO) 

203  <j.  The  deed  of  a  married  woman,  without  her  privy  examina- 
tion, is  so  entirely  void  as  to  her,  that  even  if  an  agreement  be  incor- 
porated in  it  for  her  benefit,  she  cannot  obtain  a  specific  performance.(ll) 

204.  In  Indiana,  the  clerk  of  the  Supreme  Court  shall  record  a  deed 


(1)  1  N.  C.   Rev.   St.    224-35;   St.   1842-3, 
80-1;  Sts.  1846,  108. 

(2)  Wade  v.  Hiatt,  10  Ired.  302. 

(3)  Hancock  v.  Hovey,   1  Tajl.  104.     See 
1  Hayw.  289. 

(4)"HMrrell  v.  Elliott,  1  Tayl.  139. 
(5)  p:ilieridge  v.  Forebee,  9  Ired.  312. 


(6)  Jones  v.  Lewis,  8  Ired.  70. 

(7)  Pierce  v.  Warett,  10  Ired  446. 

(8)  Etheridge  v.  Forebee,  9  Ired.  312. 

(9)  lb. 

(10)  Etheridge  v.  Ashbee,  9  Ired.  353. 

(11)  Askew  V.  Daniel,  5  Ired.  Eq.  321. 


(a)  Ry  Statute  1844-5,  75,  an  extension  of  two  years  is  allowed  for  registering  deeds,  &c., 
exc<^pt  mortgages,  deeds  of  trust,  and  of  swamps  in  the  eastern  part  of  the  State. 

By  Statute  of  1846-7,  p.  136,  the  office  copy  ofa  deed  is  evidence,  though  the  party  offering 
it  be  entitled  to  possession  of  the  original,  .and  witiiout  accounting  for  non-production  of  it. 
Powers  of  attorney  are  to  be  acknowedged,  as  provided  for  deeds  l)y  the  Revised  Statutes, 
ch.  95,  p.  285. 

{In  See  1  Dev.  &  Bat.  34,  228,  582;  2  Mur.  178,  390;  2  Dev.  306;  4,514;  3,  126;  4, 
384,  56,  50;  1  Dev.  Kq.  101 ;  1  Dev.  &  Bat.  173.  Delivery  of  a  deed  to  the  register  is,  in 
law,  a  re.iiistration  of  it.     Metts  v.  Bright.  4  Dev.  &  B.  173. 

The  provision  as  to  tiio  registration  of  trust  deeds  does  not  apply  to  a  conveyance  made 
by  a  liusliand,  by  way  of  settlement,  in  trust  for  his  wife.     Saunders  v.  Ferrill,  1  Ired.  97. 

TliC  several  acts,  eniartrin^  the  time  within  wiiicii  grants  sliall  lie  registered,  make  them 
as  good  and  av.iihible,  by  relation,  from  their  date,  as  if  they  had  been  registered  within  two 
year.s.     Hill  v.  Jackson,  9  Ired.  333. 
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or  other  writing  affecting  the  title  to  real  estate,  upon  request,  provided 
it  is  accompanied  by  a  certificate  of  the  recorder  of  the  county  where 
it  is  properlv  recorded,  under  his  hand  and  seal,  and  provided  also  it  is 
duly  acknowledged.  A  deed  thus  recorded  shall  be  received  in  evi- 
dence, like  the  records  of  the  county  recortlers.(l) 

205.  Every  deed  or  conveyance,  in  the  nature  of  a  mortgage,  of 
lands  in  the  State,  shall  be  acknowledged  or  proved,  and  recorded,  in 
ninety  days  from  its  execution  ;  otherwise,  it  shall  be  deemed  fraudu- 
lent and  void  against  a  subsequent  purchaser,  or  mortgagee,  for  consid- 
eration, unless  the  former  deed  is  recorded  before  the  proving  and  re- 
cording of  the  latter. 

206.  All  deeds  and  conveyances  made  in  the  State,  of  and  concern- 
ing any  lands,  &c.,  therein,  or  affecting  them  in  law  or  equity,  shall  be 
acknowledged  by  the  grantors  or  bargainers,  or  proved  by  one  or  more 
witnesses,  before  the  recorder  of  a  county  where  the  land  lies,  one  judge 
of  the  Supreme  or  Circuit  Court,  or  a  justice  of  the  peace  of  such 
county,  and  recorded  in  the  ofiree  of  the  county  recorder  wdthin  twelve 
months  from  execution  ;  otherwise,  they  shall  be  held  fraudulent  and 
void  against  a  subsequent  purchaser  or  mortgagee,  for  consideration, 
unless  the  former  deed  is  recorded  before  the  acknowledging  or  proving 
and  recording  of  the  latter.(2) 

207.  If  the  grantors  and  witnesses  in  a  deed  are  4ead,  or  not  to  be 
found,  a  judge  of  the  Supreme  or  Circuit  Court,  or  a  justice  of  the 
peace  in  the  county  where  the  land  lies,  may  take  the  examination  of  a 
witness  to  prove  the  handwriting  of  the  subscribing  witness  or  wit- 
nesses, or,  if  this  cannot  be  proved,  of  the  grantor  or  grantors  ;  and, 
upon  a  certificate  of  such  proof,  the  deed  may  be  recorded.(3) 

20S.  Where  any  conveyance  is  made  by  "husband  and  wife,  it  shall 
be  acknowledged  before  a  judge  of  the  Supreme  or  Circuit  Court,  a 
justice  of  the  peace,  or  the  recorder  of  the  county  where  the  land  lies, 
and  such  officer  shall  privately  examine  the  wife,  as  to  her  free  consent, 
reading  or  making  known  to  her  the  contents  of  the  deed.  Her  admis- 
sion that  she  acts  freely  shall  be  held  sufficient.  The  officer  shall  cer- 
tify the  acknowledgment  under  his  hand  and  seal  by  an  indorsement 
upon  the  deed  (4) 

209.  A  judge  of  the  Supreme  or  Circuit  Court,  or  a  justice  of  the 
peace  of  any  county,  may  take  the  acknowledgment  or  proof  of  deeds, 
or  a  release  of  dower  in  any  county ;  and  if  such  acknowledgment, 
proof  or  release  be  certified 'by  the  clerk  of  the  Circuit  Court  of  the 
county  where  the  officer  belongs,  and  attested  by  the  court  seal,  it  shall 
be  as  "effectual,  as  if  taken  by  an  officer  of  the  county  where  the  land 
lies.  (5) 

210.  Where  a  deed  is  made  by  one  out  of  the  State,  if  acknowledged, 
as  above  directed,  before  any  judge  or  justice  of  the  peace  of  the  proper 
county  where  it  is  executed,  and  certified  under  the  county  seal  by  the 
proper  officer,  it  shall  be  admitted  to  record  in  the  county  where  the 
land  lies.(6) 

211.  It  is  made  the  duty  of  the  recorder  of  deeds,  to  receive  and  take 


(1)  Ind,  Rev.  L.  99-100.    See  Doe  v.  Close, 
M'L.  282  :  Orlli  v  Jennings,  S  Blac-kf.  420. 

(2)  Ind   Rev.  L.  270. 

(3)  lb.  270-1. 


(4)  Ind.  Rev.  L.  271. 

(5)  lb.  271-2. 

(6)  lb.  272. 
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the  acknowledgment  of  writings  required  to  be  recorded.(l)  Also,  to 
make  a  memorandum  of  the  time  of  bringing  a  deed  to  his  office,  and 
to  give  a  receipt  for  it,  if  required.  (The  last  provision  is  also  made  in 
Ohio  and  Mississippi. )(2) 

212.  In  Michigan,  a  deed  of  land,  for  more  than  seven  years,  signed 
and  sealed,  acknowledged  and  recorded,  is  sufficient  to  p'ass  the  land. 
The  deed  shall  be  acknov/ledged  by  the  party  or  parties  before  any 
court  of  record,  or  notary  public,  or  justice  of  the  peace,  in  the  State, 
the  United  States,  or  abroad,  or  any  minister  or  consul  of  the  United 
States  abroad. (a)  If  the  grantor  dies,  or  leaves  the  State,  without  ac- 
knowledgment, the  deed  may  be  proved  by  a  subscribing  witness  before 
a  court  of  record.  If  the  witnesses  are  dead,  &c.,  the  handwriting  of 
the  grantor  and  any  witness  may  be  proved.  Pending  such  proceed- 
ing, a  copy  of  the  deed  ma.j  be  filed  with  the  register,  by  way  of  ccm- 
tion,  as  in  Massachusetts,  &c.  A  certificate  is  indorsed  upon  or  annexed 
to  the  deed  and  signed,  and  the  deed  recorded  with  the  register  for  the 
county  where  the  land  lies.  In  case  o?  afeone  covert,  a  private  acknow- 
ledgment is  required,  that  she  acts  freely,  without  fear  or  compulsion 
of  the  husband,  which  shall  be  stated  in  a  certificate.  A  deed  duly 
recorded  may  be  offered  in  evidence  without  further  proof.  By  a  late 
act,  commissioners  for  deeds  are  provided  fbr.(o)(/>) 

213.  In  Missouri,  every  deed  of  land,  and  every  instrument  affect- 
ing the  title  thereto  in  law  or  equity,  shall  be  acknowledged  or  proved, 
and  certified,  as  follows.  If  acknov/ledged  or  proved  in  the  State,  it  shall 
be  done  before  some  court  having  a  seal,  or  some  judge,  justice  or 
clerk  thereof,  or  a  justice  of  the  peace  in  the  county  where  the  land 
lies.  If  out  of  the  State,  and  in  any  of  the  United  States,  by  any  court 
of  the  United  State--;  or  of  any  state  or  territory,  having  a  seal,  or  clerk 
thereof  If  out  of  the  United  States,  by  any  court  of  any  State,  king- 
dom or  empire,  having  a  seal,  or  the  mayor  of  any  city  having  an  offi- 
cial seal.  Every  court  or  officer,  taking  the  acknowledgment  or  proof 
of  such  instrument,  or  a  relinquishment  of  dower,  or  the  deed  of  a  wife 
of  her  husband's  land,  shall  indorse  a  certificate  thereof  upon  the  in- 
strument. If  made  by  a  court,  the  certificate  shall  be  under  its  seal ;  if 
by  a  clerk,  under  his  hand  and  the  court^s  seal ;  if  by  an  officer  having 


(1)  Ind.  Rev.  L.  272. 

i2)  Tnd.  Rev.  Law  418;  Oliio  St.   Tol.  22, 
223  ;  Missi.  Rev.  C.  454-5. 


(3)  Mich.  Eev.  St.  257-62;  St.  183&,  219; 
1840,166;  1845,  59.  See  Hopping  v.  Bu- 
man,  2  Greene,  39. 


(a)  By  later  acts,  if  the  grantor  lives  in  tlie  State,  the  deed  may  be  acknowledged  before 
a  justice  of  the  peace,  a  judge  of  the  Circuit,  District,  or  Supreme  Court,  a  notary  public 
or  master  in  Chancery,  with  a  certificate  upon  the  deed.  If  he  lives  in  anotiier  State  or 
Territory,  then  according  to  the  laws  thereof  with  u  certificate  of  tlie  proper  county  clerk, 
under  his  official  seal,  attached  to  the  deed,  that  the  execution  is  according  to  law.  If  the 
grantor  is  out  of  the  country,  then  before  a  minister  plenipotentiiiry,  consul,  or  charge, 
witii  his  certificate.     St.  1839,  219;    1840,166. 

A  deed  executed  out  of  the  State  sliall  not  be  recorded,  unless  it  has  attached  to  it  a  cer- 
tificate of  the  proper  officer,  that  the  officer  who  took  the  acknowledgment  is  qualified  as 
he  professes  to  be. 

"When  a  deed  is  executed  out  of  Indiana  for  land  within  it,  and  acknowledged  before  & 
justice  of  the  peace,  under  the  statute,  the  clerk  of  the  county  should  certify  as  to  the  autho- 
rity of  the  justice,  and  not  the  Secretary  of  State.     Strong  v.  Smith,  3  McL  362. 

(b)  A  deed  of  lands  in  Mieliiuran,  executed  in  atiother  State  according  to  the  laws  ©f  tha 
State,  is  valid.     Root  v.  Brotherson,  4  McLean,  230. 
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an  official  seal,  under  his  hand  and  seal;  if  by  an  officer  having  no  seal, 
under  his  hand.  In  order  to  an  acknowledgment,  the  party  ai)pearing 
must  be  personally  known  lo  one  judge  or  the  other  officer,  as  the  signer  ; 
or  proved  to  be  such  by  two  credible  witnesses.  The  certificate  must 
state  this  fact,  together  with  the  acknowledgment.  The  execution  of 
any  instrument  affecting  real  estate  shall  be  proved,  1.  by  a  subscribing 
witness;  2.  i  all  the  witnesses  are  dead  or  cannot  be  had,  by  evidence 
of  the  party's  handwriting,  and  that  of  at  least  one  of  the  subscribing 
Avitnesses,  such  evidence  to  be  given  by  two  credible  witnesses  to  each 
signature.  In  case  of  the  proof  of  a  deed  by  a  subscribing  witness,  the 
witness  appearing  must  be  personally  known  to  the  judge  or  officer  as 
the  subscribing  witness,  or  proved  to  be  such  by  two  credible  witnesses, 
and  tlie  certificate  shall  state  these  facts,  and  also  the  names  of  the  wit- 
nesses last  named.  The  certificate  shall  not  be  granted,  unless  the  sub- 
scribing witness  testify  that  the  party  whose  name  appears  in  the  instru- 
ment is  the  one  who  executed  it ;  that  such  person  executed  it,  and 
that  the  witness  signed  as  such.  The  certificate  shall  state  these  facts. 
In  case  of  the  proof  of  a  party's  and  witnesses'  handwriting,  as  above 
provided,  the  witnesses  must  swear  or  affirm,  that  they  personally  knew 
the  party  and  know  his  signature,  stating  their  means  of  knowledge, 
and  that  they  believe  he  signed  the  instrument,  and  also  that  they  per- 
sonally knew  the  subscribing  witness  and  know  his  signature,  and 
believe  that  he  signed.  The  certificate  of  proof  shall  state  the  names 
of  the  witnesses,  that  they  were  sworn,  and  the  evidence  above  required 
of  them.(l) 

214.  In  case  of  a  release  of  dower,  the  wife  must  be  personally 
known  to  one  judge  of  the  court,  or  the  officer  before  whom  the  deed 
is  acknowledged,  or  her  identity  proved  by  two  credible  witnesses. 
She  must  also  be  informed  of  the  contents  of  the  deed,  and  acknow- 
ledge apart  that  she  executed  it,  and  releases  her  dower  freely ,_  and 
without  compulsion  or  undue  influence  of  the  husband.  The  certificate 
states  these  facts,  and  the  names  of  the  witnesses,  if  any.(2) 

215.  A  wife  may  convey  her  land,  but  no  covenant  in  the  deed 
shall  bind  her  or  her  heirs,  except  so  far  as  is  necessary  to  pass  her 
interest.  The  acknowledgment  may  be  made  before  amj  court,  above 
authorized  to  take  acknowledgments.  The  form  of  acknowledgment 
shall  be  the  same  as  in  case  of  a  release  of  dower.  Also  the  certi- 
ficate.(3) 

216.  Notice  of  a  deed  commences  upon  the  filing  of  it  with  the  re- 
corder. Till  such  filing,  it  is  valid  only  as  to  parties  and  others  having 
actual  notice. (4) 

217.  Letters  of  attorney,  and  other  instruments  giving  power  to  sell 
land,  or  to  execute  an  instrument  which  conveys  or  affects  land,  shall 
be  acknowledged  or  proved,  certified  and  recorded.  And  a  revocation 
is  invalid,  till  recorded  in  the  same  office.(5) 

218.  Aw  instrument,  acknowledged  or  proved,  and  certified,  may 
with  the  certificate  be  read  in  evidence  without  other  proof.  If  lost, 
&c.,  a  copy  of  the  record  is  admissible.     In  neither  case  is  the  evidence 


(1)  Misso.  St.  120-1-2.  See  Froth inp:h am 
V.  Stncker,  11  Mis.  77;  Pearce  v.  Dansforth, 
13  Mis.  360;  Davis  v.  Ownsbv,  14,  170. 

(2)  Misso.  St.  122. 


(3)  Misso.  St.  122-3. 

(4)  lb.  123. 

(5)  lb.  123. 
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conclusive  ;  but  if  the  deed  is  shown  to  have  been  proved  by  an  incom- 
petent witness,  oth'er  proof  is  necessary. (1) 

218  a.  The  acknowledgment  of  afeyne  covert  may  be  before  any  judge 
or  clerk  of  a  court  of  record. (2) 

218  6.  The  certificate  of  acknowledgment  is  not  void,  because  the 
clerk,  in  reading  it,  adds  matter  not  Required  by  law.(3) 

21S  c.  The  certificate  of  acknowledgment  by  a  married  woman  set 
forth,  that  she  made  the  deed  voluntarily,  and  relinquished  her  dower 
in  the  land.  Held,  these  last  words  were  a  limitation  upon  her  con- 
veyance, and  therefore,  a  fee-simple  was  not  conveyed. (4) 

218  d.  Under  the  laws  of  Missouri,  in  ly21,  the  acknowledgment  of 
a  deed  of  husband  and  wife  by  the  Avife,  she  being  a  grantor,  was  sufii- 
cient  to  entitle  it  to  be  recorded,  the  only  object  of  the  record  at  the 
time  being  notice  to  the  world  of  the  existence  of  the  deed. (5) 

219.  In  Illinois,  any  instrument  affecting  real  estate  shall  be  acknow- 
ledged by  the  party,  or  his  attorney  specially  authorized  in  writing,  or 
proved  by  one  or  more  subscribing  witnesses,  before  a  judge  or  justice 
of  the  Supreme  or  District  Courts  of  the  United  States,  a  commissioner 
authorized  to  take  acknowledgments,  a  judge  or  justice  of  the  Supreme, 
Superior  or  Circuit  Court  of  any  of  the  United  States  or  Territories,  a 
justice  of  the  peace,  the  clerk  of  a  court  of  record,  mayor  of  a  city,  or 
notary  public.(a)  The  three  last  shall  give  a  certificate  under  their 
official  seal.  If  a  justice  of  the  peace  taking  an  acknowledgment  resides 
out  of  the  State,  there  shall  be  added  to  the  deed  a  certificate  o/^/^e  pro- 
per clerk,  that  the  person  officiating  is  a  justice  of  the  peace.  If  he  re- 
sides in  the  State,  and  in  the  county  where  the  land  lies,  no  certificate 
is  necessary  ;  if  out  of  the  county,  there  shall  be  a  certificate  of  the 
clerk  of  the  county  commissioners'  court  of  the  ])roper  county,  under  seal, 
to  his  official  capacity.  The  act  gives  validity  to  past  deeds,  as  well  as 
future,  acknowledged  in  this  form.  The  officer  must  personally  know 
the  party,  or  his  identity  be  proved  by  a  credible  witness,  and  the  cer- 
tificate must  so  state,  giving  the  name  of  the  witness.  So,  upon  proof 
of  an  instrument  by  a  subsci'ibing  witness,  such  witness  must  be  per- 
sonally known  to  the  officer,  or  his  identity  proved  by  a  credible  wit- 
ness. The  subscribing  witness  shall  prove,  that  the  person  whose  name 
is  subscribed  actually  signed  the  instrument,  and  that  the  witness 
signed  as  such  in  his  presence,  and  at  his  request ;  and  the  certificate 
states  the  proof  made  by  him,  and  that  he  was  personally  known,  or 
his  identity  proved  by  a  credible  witness — naming  him. ((3) 


(1)  Misso.  St.  123-4. 

(2)  St.  1840-1,  29,  30. 

(3)  Crowley  v.  Wallace,  12  Mis.  143. 

(4)  McDaniel  v.  PrieHt,  12  Mis.  544. 

(5)  Mej'er  v.  Campbell,  12  Mis.  603. 


(6)  Illin.  Rev.  L.  131-2-7-8.     See  Fail  v.  I  McL.  366. 


Goodtitle,  Ere.  151;  Ayres  v.  M'Connell,  2 
Scam.  308;  Semple  v.  Miles,  2  Scam.  316; 
Robinson  v.  Rowan,  501  ;  M'Connell  v.  John- 
son, lb.  528  ;  Mann,  7  Scott,  142  ;  Pitman  v. 
Gaty,  5  Gilm.  186;  Morgan  v.  Cortenius,  4 


(ffl)  The  act  of  the  19th  of  February,  1819,  conferred  no  authority  on  a  notary  public,  to 
take  and  certify  the  a'cknowledofmcnt  or  proof  of  a  deed.     Clioteau  v.  Jones,  11  111.  300. 

The  certificate  of  acknowledgment  before  a  notary  public  must  bo  authenticated  by 
his  official  notarial  .seal ;  and  he  cannot  substitute  therefor  a  private  seal  or  a  scrawl.  Mason 
V.  Brock.  12  111.  273. 

The  certificate  of  acknowledgment  upon  deeds,  made  by  a  commissioner  of  another  State, 
was  not  under  seal.  Held,  tiie  .statute  did  not  require  sucli  certificate  to  be  under  seal 
Also,  that  the  want  of  a  date  would  not  vitiate  it.     Irving  v.  Brownell,  11  111.  402. 
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220.  If  the  party  and  the  subscribing  witnesses  are  dead  or  cannot 
be  bad,  the  officer  may  take  proof  of  the' handwriting  of  the  party,  and 
the  witnesses,  (if  any,)  by  the  oath  or  affirmation  of  a  competent  and 
credible  witness,  that  he  personally  knew  the  person  whose  handwriting 
is  in  question,  Avell  knew  his  signature,  stating  his  means  of  knowledge, 
and  believes  the  instrument  to  be  signed  b)^  him.  Upon  proof  of  the 
handwriting  of  the  party  and  one  witness,  (if  any,)  a  certificate  is  granted, 
stating  such  proof.(l) 

221.  A  married  woman  may  release  her  dower  in  any  land  to  which 
the  husband  has  a  legal  or  equitable  title.  She  joins  with  the  husband 
in  a  deed,  which  is  acknowledged  like  other  deeds.  Her  identity  shall 
be  proved  by  one  competent  and  credible  witness.  The  officer  informs 
her  of  the  contents  of  the  deed,  and,  upon  a  private  examination,  she 
must  acknowledge  the  execution  and  release  to  be  made  freely,  volun- 
taril}',  and  without  compulsion  of  the  husband.  A  certificate  is  in- 
dorsed or  annexed,  stating  these  facts,  and  naming  the  witness.(2) 

222.  Where  a  husband  and  wife  reside  in  the  State,  and  the  latter  is 
over  eighteen  years  of  age,  she  may  convey  her  land,  with  formalities 
substantially  the  same  as  those  used  iu  a  release  of  dower.  She  ac- 
knowledges the  instrument  as  Jier  act  arid  deed,  and  that  she  does  not  icish 
to  retract.  A  covenant  or  warranty  is  not  binding,  except  so  far  as  to 
pass  her  interest.(3) 

223.  Where  a  wife  is  out  of  the  State,  if  over  eighteen,  she  may 
join  her  husband  in  any  writing  relating  to  lands  in  the  State,  and 
shall  be  barred  of  her  dower  and  all  other  interest  therein.  The  ac- 
knovvledgment  or  proof  is  the  same  as  in  the  case  of  a.  feme  5o?e.(4)(a) 

22-1.  Any  writing  affecting  real  estate  shall  be  recorded  within  six 
months(i)  from  execution.  Otherwise,  it  is  void  against  a  subsequent 
bona  fide  purchaser  or  mortgagee,  for  valuable  consideration,  unless  re- 
corded before  the  subsequent  deed.(c) 

225.  Powers  of  attorney  to  grant  and  convey,  &c,,  or  to  execute  or 
acknowledge  grants,  &c.,  shall  be  acknowledged  or  proved,  and  record- 
ed; and  any  writing  executed  under  them  shall  be  good,  unless  a  revo- 
cation by  deed  is  also  acknowledged  or  proved,  and  recorded. (5) 

226.  Any  writing,  required  to  be  recorded,  if  acknowledged  or 
proved,  though  not  recorded,  is  admissible  in  evidence  without  further 
proof. 


(1)  Illin.  Rev.  L.  132-3. 

(2)  lb.  133-4. 

(3)  lb.  134. 


(4)  Illin.  Rev.  L.  134-5. 

(5)  lb.  135-8. 


(a)  Where  a  husband  and  wire  convey  land  of  the  wife,  the  certificate  of  the  wife's  ac- 
knowledgment will  be  held  good,  if  it  substantially  comply  with  the  statute.  The  words 
"does  not  wish  to  retract,"  u.sed  in  the  statute,  do  not  form  part  of  tiie  certificate,  but  only 
give  the  wife  the  power  of  retracting  before  acknowledgment.    Hughes  v.  Lane,  11  111.  123. 

The  certificate  and  acknowledgment  of  a  deed  from  a  feme  covert,  to  convey  her  own  land, 
is  as  much  an  essential  part  of  the  execution  as  her  seal  and  signature  ;  and,  without  it,  the 
law  presumes  that  it  was  obtained  by  fraud  or  coercion.  Mariner  v.  Saunders,  5  Gilman, 
113. 

(6)  If  executed  after  June  1,  1829.  The  preceding  limitation  was  twelve  months.  Illin. 
Rev.  L.  135. 

(c)  An  attaching  creditor,  who  levies  his  attachment  without  notice,  actual  or  implied,  of 
a  prior  deed,  has  priority  of  such  deed,  though  at  the  time  of  levying  his  execution  he  lias 
received  notice.     Martin  v.  Dryden,  1  Gilm.  188. 
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227.  If  an  original  deed  is  lost  or  not  in  the  power  of  the  party,  a 
transcript  of  the  record,  certified  by  the  recorder,  is  evidence.(l) 

22:^.  The  conveyance  or  assignment  of  a  certificate  of  purchase,  upon 
a  sale  for  taxes  by  the  auditor  of  public  accounts,  may  be  acknowledged 
before  the  auditor, 

229.  Where  a  resident  in  the  State  acquii'es  land  out  of  his  county, 
he  may  record  the  deed  in  the  office  of  the  State  recorder.(2) 

230.  The  deed  of  a  sheriff  or  other  officer,  upon  a  sale  of  land  on 
execution,  may  be  acknowledged  or  proved  before  the  clerk  of  any 
court  of  record  in  the  State,  and  a  certificate  given  under  the  court 
sea].(3) 

231.  By  an  act  passed  July  21,  1837,  the  recording  of  an  instrument 
is  notice  to  creditors  and  subsequent  purchasers,  whether  previously 
acknowledged  or  proved  according  to  law  or  not.  But  such  instrument 
IS  not  admissible  in  evidence,  without  being  .proved  according  to 
the  general  rules  of  evidence.  The  act  applies  to  past  as  well  as  future 
recordings.(4)(a) 

232.  In  Ohio,  any  instrument  made  in  the  State,  affecting  lauds  there- 
in, shall  be  signed  and  sealed,  or  the  signing  and  sealing  acknowledged 
by  the  grantor  or  grantors,  in  presence  of  two  subscribing  witnesses, 
who  shall  attest  the  signing  and  sealing,  and  acknowledge  before  a  judge 
of  the  Supreme  Court  or  Court  of  Common  Pleas,  a  justice  of  the  peace, 
notary  public,  or  presiding  officer  of  any  incorporated  town  or  city,  who 
shall  certify  the  acknowledgment  on  the  same  sheet  with  the  deed,  and 
also  that  he  is  satisfied  from  his  personal  knowledge,  on  the  testimony 
of  a  witness  named,  that  the  parties  are  what  they  represent  themselves ; 
and  sign  the  certificate.(/;)  Where  a  wife  joins  the  husband  in  a  deed 
of  her  land  or  releases  her  dower,  the  same  acknowledgment  is  provided, 
and  the  officer  shall  also  examine  her  apart,  read  or  make  known  the 
contents,  and  certify  the  same,  and  that  she  remains  satisfied,  and  also 
certify  the  husband's  acknowledgment,  as  in  case  of  other  deeds.(5)(c) 


(1)  Illin  Rev.  L.  135-6. 

(2)  lb.  138. 

(3)  St.  of  Illin.  1836,  257. 

(4)  St.  of  Illin.  1837.  13-4. 

(5)  Ohio  St.   1831,  346-9. 


See  Brown  v. 


Witter,  10  Ohio,  142  ;  Kinsman  v.  Loomis,  11 


Ohio,  475;  Livingston  v.  McDonald.  9.  168; 
Hubbell  V.  Broadwell.  8.  120  :  Masee  v.  Bent- 
]y,  8,  396;  De  Segond  v.  Culver,  10.  188; 
Good  V.  Zercher,  12,  364;  Shults  v.  Moore,  1 
MuL.  520  :  Johnson  v.  Sukeley,  2,  562  ;  Fen- 
ning  V.  Wood,  20,  261. 


(a)  By  an  act  of  1840-1,  all  instruments  relating  to  lands,  executed  in  any  other  of  the 
United  States,  and  acknowledged  and  proved  according  to  its  laws,  shall  be  recorded  in  the 
county  where  the  lands  lie,  and  be  valid  and  effectual  for  all  purposes;  provided,  the  clerk 
of  any  court  of  record  in  such  State  certify  under  his  hand  and  the  court  seal,  that  the  ac- 
knowledgment or  proof  conforms  to  the  law  of  the  State.  And  all  instruments  relating  to 
lands,  heretofore  recorded  in  the  county  where  they  lie,  shall  be  held  notice  to  subsequent 
purchasers  or  mortgagees.  Law  Rep.  Oct.  1841,  p.  245;  Illin.  St.  1841,  66-7.  By  act  of 
1853,  p.  89,  deeds  are  not  invalid,  by  reason  of  informality  in  their  execution. 

(6)  The  recording  of  a  deed  not  legally  acknowledged  is  of  no  legal  effect.  Dunn  v. 
Games,  1  McL.  321. 

But  a  deed  is  admissible  in  evidence,  though  the  acknowledgment  bears  date  prior  to  that 
of  the  deed  ;  where  the  instrument  shows  that  it  was  really  made  and  acknowledged  at  the 
same  time.     Fisiier  v.  Butcher,  19  Ohio,  406. 

(c)  It  is  not  sufficient  to  certify  that  the  wife  was  "  examined  according  to  law."  The  acts 
done  must  be  stated;  and  the  certificate  must  show,  expressly  or  by  implication,  a  compli- 
ance with  the  substantial  requisitions  of  the  statute.     Meddock  v.  Williams,  12  Ohio,  377. 

A  married  woman,  owner  of  tlie  fee  of  land,  does  not  pass  her  title  by  a  deed,  executed  by 
husband  and  wife,  with  relincjuishment  of  dower,  unless  she  joins  her  husband  in  the  grant- 
ing part  of  the  deed,  uotvvithsiauding  that  after  the  description  of  the  premises,  this  clause 
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233.  A  deed,  executed,  and  acknowledged  or  approved,  out  of  the 
State,  of  land  in  the  State,  is  valid,  if  conformable  to  the  laws  of  either 
State.(l) 

234.  Mortgages  take  eii'ect  from  the  record  of  them  or  presentation 
therefor.  Any  other  deed  shall  be  recorded  in  six  months  in  the  county 
where  the  land  lies  ;(a)  otherwise  it  is  fraudulent  against  a  subsequent 
bona  fide  ignorant  purchaser.  But  a  record,  though  made  subsequently, 
is  notice  from  the  making.  Prior  deeds,  well  executed  under  then 
existing  laws,  are  declared  valid. (/>) 

235.  A  power  of  attorney  to  convey  lands  in  the  State  shall  be  ac- 
knowledged and  certitied  like  a  deed.  A  wife  may  give  a  power  of 
attorney  for  this  purpose,  which,  however,  remains  revocable  before  the 
sale,  by  causing  a  revocation  to  be  recorded  in  the  county  where  the 
land  lies. 

236.  Recorders  of  deeds  are  to  have  an  official  seal.  Their  certificates 
are  made  evidence  of  the  records. 

237.  The  above  named  provisions  in  Ohio  are  not  to  affect  any  lease 
of  school  or  ministerial  lands  for  a  term  not  exceeding  ten  years,  or  any 
other  lease  for  a  term  not  exceeding  three  years.  Nor  do  such  pro- 
visions require  that  a  lease  of  this  description  be  attested,  acknowledged 
or  recoriled. 

238.  Tlie  territorial  laws  of  1795  and  1802  virtually  repealed  the  or- 
dinance of  Congress  of  1787,  in  relation  to  the  execution,  proof  and 
acknowledgment  of  deeds.(2) 

239.  One  of  the  United  States  judges,  empowered  to  take  acknow- 
ledgments,  may  do  it  in  any  part  of  the  Union,  where  the  land  lies  in 
his  own  district.(3) 

240.  A  sheriff's  deed  must  be  acknov»^ledged  according  to  law,  in  the 
county  where  judgment  was  recovered.  He  may  validly  acknowledge 
it,  after  giving  up  his  office.  But  an  acknowledgment  by  a  deputy 
sheriff,  after  the  sheriff's  death,  is  invalid.(4) 

241.  Acknowledgment  cannot  be  presumed.(5) 

242.  One  who  takes  an  acknowledgment  must  certify  or  subscribe 
official!,'/.  Otherwise,  a  record  copy  is  inadmissible ;  and  it  has  been 
held  that  the  official  character  cannot  be  proved  by  parol,  unless  the 
orio-inal  deed  is  produced.  But  this  decision  seems  to  have  been  over- 
ruled by  the  United  States  Court.(6) 

243.  A  lease  for  school  lands  must  be  acknowledged  before  a  judge 
or  justice.(7) 


(1)  Tb. ;  Swan,  268;    Foster  v.  Dennison, 
9  Oliio,  121. 

(2)  Moore  v.  Vance,  1  Ohio,  12. 

(3)  lb. 

(4)  Roades  v.  Symmes,  I  Ohio,  315;   Pos- 


ter V.  Dugan,  8,  87  ;   Anderson  v.  Brown,  9, 
151. 

(5)  lb. 

(6)  Johnston  v.  Haines,  2  Ohio,  55  ;  Shults 
V.  Moore,  1  M-L.  520. 

(7)  Atkinson  v.  Dailey,  2  Ohio,  213, 


is  inserted  :  "  and  all  the  estate,  right,  title,  interest,  claim,  and  demand  of  them,  the  said  A," 
(the  husl'and)  "  and  B,  his  wife,  in  and  to  the  premises,  and  every  part  thereof."  Purcell  v. 
Goshorn,  17  Ohio,  105. 

(a)  Where  there  are  two  conveyances,  and  neither  recorded  within  six  months,  the  latter 
one  has  priority  if  first  recorded.     Northrup  v.  Brehmer,  8  Ohio,  392. 

(h)  This  provision  has  been  held  unconstitutional.  Good  v.  Zercher,  12  Ohio,  364;  Med- 
dock  V.  Williams,  lb.  377. 
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24:4:.  Before  an  act  of  1819,  an  acknowledgment  before  a  justice  need 
not  be  under  seal,  except  in  the  case  of  husband  and  wife.(l) 

245.  An  unrecorded  deed  is  not  invalid  against  a  subsequent  pur- 
chaser with  notice. 

246.  And  a  violent  presumption  of  notice,  or  proof  of  facts  which  im- 
ply it,  is  sufficient.(2) 

"247.  Under  the  act  of  1831,  a  certified  copy  of  a  recorded  deed  is 
evidence  even  for  the  grantees,  without  accounting  for  non-production 
of  the  original.(3) 

248.  In  Tennessee,  a  deed,  duly  proved  or  acknowledged,  may  be 
registered  at  any  time,  so  as  to  give  it  effect  between  the  parties ;  and 
within  twelve  months,  to  make  it  effectual  against  all  persons.  If  re- 
gistered after  that  time,  it  takes  effect  from  registration.(a)  A  deed  or 
power  of  attorney  to  convey  must  be  acknowledged  or  proved  by  two 
subscribing  witnesses,  in  the  court  of  the  county,  or  the  court  of  the  dis- 
trict, where  the  land  lies.  Ko  deed  is  admissible  in  evidence,  till  re- 
corded. The  acknowledgment,  &c.,  shall  be  indorsed  upon  the  deed  by 
the  clerk  of  the  court.  The  deed  of  a  feme  covert  is  acknowledged,  and 
she  privately  examined,  before  a  court  of  recqrd  in  the  State,  or,  if  the 
parties  live  out  of  it,  a  court  of  record  in  another  State  or  Territory.  If 
the  wife  is  unable  to  attend  a  court,  her  acknowledgment,  &c.,  may  be 
before  commissioners  empowered  by  the  court,  in  which  the  husband 
acknowledges,  the  commission  to  be  returned,  certified  with  the  court 
seal,  and  recorded.  The  seal  of  the  court  need  not  be  annexed  to  the 
certificate  of  acknowledgment,  &c.,  made  by  the  clerk  ;  unless  it  is  made 
in  the  State,  to  be  used  out  of  it,  or  vice  versa,  in  which  cases  there  is  to 
be  a  seal,  and  a  certificate  of  the  presiding  judge  or  justice  to  the  offi- 
cial station  of  the  clerk,  and  the  due  formality  of  the  attestation.  By  a 
statute  of  1820,  acknowledgment,  &cr,  in  other  States  may  be  conforma- 
ble to  the  laws  of  the  State,  where  the  grantor  or  witnesses  live.  The 
offieer  must  certify  that  he  is  personally  acquainted  with  the  grantor  or 
witnesses,  and  that  he  or  they  are  inhabitants  of  the  State  ;  and  the  cer- 
tificate must  describe  the  land.  There  must  also  be  a  certificate  of  the 
governor  or  secretary,  under  the  great  seal,  or  a  judge  of  the  .Superior 
Court,  that  the  acknowledgment,  &c.,  is  in  due  lorm.  The  deed  must 
be  recorded  within  twelve  months;  but  will  be  postponed,  it  seems,  to 
a  subsequent  deed  made  before  registration,  though  within  twelve 
months.  Where  subscribing  witnesses  live  out  of  the  State,  the  holder 
of  the  deed  may  have  their  testimony  entered  in  any  court  of  record 
baving  cognizance  thereof,  and  the  probate  may  be  indorsed  upon  the 
deed,  and  authenticated,  according  to  the  act  of  Congress  \yhich  pre- 
scribes the  terms  on  which  the  records  of  one  State  rnay  be  received  in 
another.  Where  a  witness  and  the  grantor  are  dead,  it  is  said  probate 
may  be  inade  by  prool'ol  the  handwriting.  By  act  of  1715,  a  deed  made 
within  the  British  dominions  may  be  acknowledged  or  proved  before 
the  chief  magistrate  of  any  city,  town  or  corporation,  or  the  governor 

(1)  Haines  v.  Lindsey,  4  Ohio,  88.  [      (3)  Burnet  v.  Brush,  G  Ohio,  32. 

(2)  Cunningham  v.    Buckingham,   1  Ohio, 
265.  ' 

(a)  Where  the  register  of  deeds  corrects  an  erroneous  registration,  the  deed,  as  corrected, 
can  lake  etl'ect  only  from  tlio  date  of  the  alteration.     Baldwin  v.  Marshall,  2  Humph.  116. 
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or  commander-in-cbief  of  any  of  his  majesty's  plantations,  attested  under 
the  public  seal,  and  recorded  within  one  year  from  arrival  of  the  deed, 
(It  is  said,  however,  that  this  act  is  repealed  by  provisions  already  men- 
tioned.)    A  deed  in  fee,  with  the  proper  certiiicate  of  probate,  proves 
itself.     If  it  is  lost,  or  not  in  possession  of  the  party,  a  certified  copy 
from  the  register  is  received,  even   though  the  probate  is  not  recorded, 
Witnesses  to  a  deed  must  appear,  u[)on  a  summons,  to  prove  it,  under  a 
penalty  of  $200.    .Where  lands  conveyed  are  divided  by  a  county  line, 
the  recording  may  beia  either  county,     A  deed  recorded  in  one  county 
may  be  also  in  others,  with  the  same  efFect.(l)     By  Statute  of  1817,  p. 
51,' the  future  registration  of  past  deeds,  and  past  registrations,  not  made 
within  the  prescribed  time,  give  effect  to  the  deed,  from  its  execution, 
against  the  grantor  and  all   having  notice.     If  made  not  more  than 
twelve  months  before,  registi'ation  in  twelve  months  from  the  making 
gives  a  perfect  title.     Grrants  are  made  valid,  if  registered  in  two  years 
from  the  passing  of  this  act.    ■  Powers  of  attorney  to  convey  land  are  re- 
quired to  be  recorded.     By  Statute  of  1821,  p.  Q6,  a  registered  deed  is 
valid,  if  acknowledged  or  proved  conformably  to  any  subsequent  law. 
By  Statute  of  1827,  p.  65,  past  deeds  may  be  validly  registered,  but  not 
as  against  creditors  or  bona  fide  pui'chasers.     By  a  late  act,  deeds,  pow- 
ers of  attorney,  &c.,  may  be  proved   by  two  subscribing  witnesses,  or 
acknowledged,  in  order  to  registration.     If  done  out  of  the   United 
States  or  the  State,  or  if  the  grantor  or  any  witness  is  thus  absent,  the 
deed  may  be  proved  by  two  witnesses,  or  acknowledged  before  a  notary, 
who  shall  certify  the  same  under  his  seal,  or  a  judge  of  the  Supreme  or 
Superior  Court,  who  shall  certify  it  under  his  hand,  the  clerk  certifying 
his  judicial  character,  under  his  ollicial  seal,  if  any,  if  not,  his  private 
seal ;  or  a  court  of  record,  the  clerk  certifying  as  above,  and  the  judge, 
chief  justice  or  presiding  magistr.ate  certifying  that  he  is  clerk;  or  a 
consul,  minister  or  ambassador,  who  shall  certify  under  his  seal ;  or  a 
commissioner,  appointed  by  the  governor.     Femes  covert  may  acknow- 
ledge in  the  same  way.     Past  deeds,  conforming  to  the  above  require- 
ments, are  made  valid,  except  as  against  creditors  or  purchasers  without 
notice,     (The  same  act  makes  certain  provisions  as  to  former  defective 
proofs  or  registrations  of  deeds.)(a) 

249.  The  probate  of  a  deed  in  these  words — "this  deed  of  convey- 
ance was  acknowledged  in  open  court,  and  ordered  to  be  registered" — 
is  insufficient.  So  also,  the  following  probates,  "  W,  County,  August 
Sessions,  1799,  This  deed  was  duly  admitted  to  record,  let  it  be  regis- 
tered." "  W.  Co.  May  Sessions,  1802 — this  d^'cd  recorded,  let  it'be 
registered."  "This  deed  Avas  fully  proven  in  open  court;  let  it  be 
registered."  "State  of  N.  C,  Washington  Co.,  Feb.  Sessions,  1790; 
then  was  the  written  deed  acknowledged  in  open  court;  let  it  be  regis- 
tered." So  the  following  probate.  "  At  a  court  held  for  Wilson  Co., 
Dec.  22,  1800,  this  indenture  was  proved  by  the  oath  of  A  B,  a  witness 
thereto,  and  ordered  to  be  registered." 

(1)  4  Griff.  751-64;  Tetin.  L.  1 839-40,  4S ;  |514;  Wilks  v.  Fitzpatrick,  lb.  54;   Knowles 
Brovva  v.  Babidge,  1  Meigs,  1 ;  Peatoii  f.  Pea-  \v.  Masterson,  3  Ilumpli.  G19. 
couk,  1  Humpli.  135;  Gaines  v.   Catron,  lb.  I 

(a)  Acts  of  this  nature  liave  been  adjudged  constitutional  as  affecting  remedies,  and  not 
rights.     Hughes  v.  Cannon,  2  Humph.  5S9. 
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250.  But  a  probate  indorsed  on  the  deed  in  this  form  is  good  ;  "  then 
was  the  execution  of  the  written  conveyance  duly  acknowledged  in 
open  court  by  A,  the  grantor,  (Sec.  and  admitted  to  record;  let  it  be 
registered, "(1) 

251.  A  deed  takes  effect  from  the  date  of  ackno\vledgment.(2) 

252.  After  a  great  lapse  of  time,  everything  is  to  be  presumed  in 
favor  of  a  probate.  It  is  sufficient  that  enough  is  stated  by  the  clerk, 
though  informally,  to  show  that  a  witness  was  sworn,  or  the  deed  ac- 
knowledged.(8) 

253.  A  deed  was  proved  by  one  of  ihe  witnesses  in  1830 ;  and  the 
handwriting  of  the  other,  who  lived  in  Arkansas,  was  proved.  Held, 
the  probate  was  invalid. (4) 

254-.  A  writing,  purporting  to  be  a  deed,  is  not  evidence,  though 
recorded,  without  a  probate.(5) 

255.  Conveyance  of  lands,  lying  in  the  Indian  boundary,  by  a  non- 
resident grantor.  The  deed  was  proved  in  Davidson  county,  and  re- 
corded in  D.  and  Stuart  counties,  the  land  then  lying  in  the  latter. 
Held,  the  probate  and  registration  were  sufficient.(6) 

256.  A  deed  made  in  consideration  of  marriage,  but  not  proved  and 
registered  within  a  ye:ir,  takes  efiect  from  registry,  and  has  priority  of 
a  subsequent  voluntary  deed,  which  is  proved  and  registered  within 
the  year,  and  before  registry  of  the  first  deed. (7) 

257.  In  Kentucky, (8)  a  deed  for  more  than  five  years  is  void  against 
a  subsequent  purcliaser  without  notice,  or  a  creditor  either  prior  or 
subsequent,  unless  acknowledged  or  proved  by  two  witnesses,  and 
lodged  for  record  within  eijjfht  months.  In  regard  to  deeds  of  mort- 
gage  or  of  trust,  tlic  time  is  sixty  days.  Deeds  are  usually  recorded 
by  the  clerk  of  the  county  where  the  land  lies ;  but  may  be,  also,  in 
the  office  of  the  general  court  and  Court  of  Appeals  ;  and  tiiis  is  usually 
done,  where  the  lands  lie  in  different  counties.  Acknowledgment,  &c., 
is  made  in  open  court,  or  before  the  recording  clerk.  If  out  of  the 
State,  before  a  court,  or  the  chief  magistrate  of  a  cit}^,  town  or  corpo- 
ration, of  the  county  where  the  grantor  dwells,  and  certified  in  the 
usual  manner.  These  provisions  a[)ply  also  to  the  private  examination 
of  SL  feme  covert,  (except  that  it  is  made  before  a  judge  of  the  court.)  If 
she  resides  in  another  State,  before  two  justices  of  the  })eace  of  her 
county, (a)  commissioned  by  the  recording  clerk.  They  may  also  take 
the  acknowledgment  of  the  husband.  Their  commission  is  returned, 
with  a  certificate  under  seal.  If  the  wife  resides  abroad,  the  commis- 
sion runs  to  two  judges  or  justices  of  a  court,  or  the  chief  magistrate  of 
any  city,  &c.,  of  the  country,  to  be  returned  with  a  certificate  in  the 
usual  form.     A  certificate  of  acknowledcrment  is  under  the  seal  of  the 


(1)  Lipe  V.  Mitchell,  2  Yertr.  400;  lb.  108. 
Smith  V.  Boron,  2  Yorg.  2.^8 ;  Maloiie  v.  Ste- 
vens, lb.  .')20 ;  Yerjjer  v.  Young,  6,  2G1  ; 
Love  V.  Sliields,  3  Yerg.  405. 

(2)  Robertson  v.  Sullivan,  2  Yerg.  9L 

(3)  Cox  V.  Bowman,  2  Yeru'.  108. 

(4)  llightowert;.  Wells,  6  Yerg.  249. 

(5)  M'lver  v.  Robertson,  3  Yerg.  84. 


(6)  M'Cullocli  t'.»  Eudalj,  3  Yerg.  346.  ■ 

(7)  Cains  v.  Jones.  5  Yerg.  250. 

(8)  4  Griff.  1107-12;  St.  of  Ky.  1836-7, 
ch.  379.  See  Bell  v.  Fry,  5  Dana,  342  ;  Col- 
lins t;.  Boyd,  lb.  310;  Stevens  v.  Barnett,  7, 
258;  Applegate  v.  Gracy,  9,  217;  Gray  v. 
Patton,  2  B.  Monr.  14;  Bank,  Ac.  v.  iluth,  4, 
445. 


(a)  The  '^erlifieate  of  two  justices,  though  without  a  seal,  is  sufficient.     Thompson  v, 
Robertson,  9  B.  Mon.  383. 
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officer,  if  he  has  one.  Certified  copies  of  recorded  deeds  are  received 
in  evidence.  Provision  is  made  for  recording  deeds  which  pass  mere 
equitable  tit]es.(a) 

258.  A  deed,  though  not  seasonably  recorded,  is  valid,  except  against 
creditors,  &c.  So.  it  is  preferred  to  a  later  deed  first  recorded,  but  not 
within  the  time  prescribed.  But  the  clerk's  certificate,  of  the  execution 
of  a  deed,  is  not  sufficient,  unless  it  was  acknowledged  within  the  legal 
period. (1) 

259.  The  record  of  a  deed  is  no  notice,  unless  made  in  the  count}' 
where  the  land  lies.(2) 

260.  A  deed  made  by  attorney  is  not  effectually  registered,  unless 
the  power  of  attorney  is  recorded  in  the  same  office.  The  clerk  may 
efi'ectually  record  such  deed,  without  inquiring  into  the  validity  of  the 
agency.(8) 

261.  In  case  of  acknowledgment  in  open  court,  the  certificate  need 
not  state  who  acknowledged  it.(4) 

262.  A  deed,  seasonably  recorded,  relates  to  the  date.  And  it  has 
been  held,  that  the  time  within  which  it  must  be  recorded  is  computed 
from  the  date.(5)(i) 

263.  At  the  date  of  a  deed,  the  land  lay  in  F  county,  but,  at  the  time 
of  registrv,  in  the  new  count}'  of  J.  Held,  it  should  be  recorded 
in  J.(6) 

264.  A  certificate  by  a  clerk,  that  v^feme  covert  relinquished  her  right 
of  dower  in  land  owned  by  herself,  is  insufficient  to  pass  the  land. (7) 

264  a.  The  deed  of  a  feme  covert  takes  effect  only  from  registration. 
Hence,  if  she  dies,  Avithout  registration  of  the  deed  within  the  time 
fixed  by  law,  the  land  descends  to  her  heirs.(8) 

264  b.  By  the  act  of  1810,  deeds  may  be  acknowledged  before  any 
county  court  clerk,  and,  when  duly  certified,  recorded  in  any  county 
court  where  the  land  lies.  The  clerk  taking  the  acknowledgment  may  also 
take  the  privy  acknowledgment  of  the  wife,  which,  being  duly  cer- 
tified, will  pass  her  title  ;  and  any  county  court  clerk  may  take  the  relin- 


(1)  2  Bibb,  423  ;  3  Marsh.  12  ;  1,  280  ;  2 
J.  J.  Mar.  433  ;  Cook  v.  Totton,  6  Dana,  110. 

(2)  lb. 

(3)  Taylor  v.  McDonald,  2  Bibb,  423;  3 
Marsh.  92  ;  Stewart  v.  Hall,  3  B.  Mon.  220. 
See  Voorhies  v.  Gore,  lb.  529. 


(4)  Lit.  Sel.  C.  221. 

(5)  M'Connell  v.   Brown,  Lit.  S.  C.  462,  6. 

(6)  Garrison   v.    Hayden,   1   J.  J.    Marsh. 
222. 

(7)  Tevis  V.  Richardson,  7  Mon.  661. 

(8)  Scarborough  v.  Walkins,  9  B.  Mon.  540. 


(a)  By  an  act  of  1831,  acknowledgment  out  of  the  State  may  be  before  a  judge  of  the 
place  wliere  the  grantor  resides.  So  th(|  private  examination  of  a  wife.  The  clerk  to  cer- 
tify to  the  official  character  of  such  judge.  The  necessity  of  a  commission  to  take  a  private 
examination  is  dispensed  with.  A  wite  may  join  in  a  power  of  attorney  made  out  of  the 
State,  which  shall  be  acknowledged,  with  a  private  examination,  before  a  judge  or  mayor, 
and  recorded  at  the  same  time  with  or  before  the  deed.  Aldermen  may  take  acknowledg- 
ments, &c.,  and  releases  of  dower,  out  of  the  State,  to  be  certified  by  the  recorder  or  other 
proper  officer  of  the  city  under  his  official  seal,  or,  if  he  has  none,  his  private  seal.  Also, 
abroad,  a  mayor.  United  States  consul,  or  the  chief  magistrate  of  the  State,  &c.  The  deed 
to  be  recorded  within  two  years.  Provision  is  made  for  acknowledging,  &c.,  deeds  at  any 
time,  and  recording  them  in  four  months  therefrom ;  also,  for  renewing  deeds  by  bill  in 
Chancery.  Clerks,  and  their  sworn  deputies,  may  take  acknowledgments,  &c.,  withiij  their 
county. 

(6)  But  in  a  later  case,  it  is  decided,  that  registration  must  be  a  certain  time  after  the 
delivery,  not  the  date  of  the  deed.     Ford  v.  Gregory,  10  B.  Mon.  175. 
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qtiisliment  of  a  feme  covert  on   a  private  examinatior,  without  taking 
the  acknowledgment  of  its  execution  by  the  husband.(i) 

2H4  c.  Under  the  act  of  1831,  a  commission  need  not  issue  to  justices 
of  the  peace,  to  enable  them  to  take  the  relinquishment  of  dower,  or 
the  ackno^yledgment  to  deeds  of  femes  residing  in  or  out  of  the  State, 
conveying  lands  therein. (2) 

265.  Acknowledgment  before  a  clerk  has  none  of  the  incidents  of 
fine  and  recovery.  He  has  no  authoritj^  to  inquire  into  personal  disa- 
bilities, or  to  act  as  guardian  of  one  subject  to  them.  Hence,  such  ac- 
knowledgment does  not  render  valid  the  deed  of  an  infant.(3) 

266.  If  a  mortgage  without  either  seal  or  scroll  be  recorded,  this  is 
not  legal  notice  thereof.  But  a  purchaser  with  actual  notice  will  be  es- 
topped in  equity. (4) 

267.  In  Arkansas,  where  a  grantor  lives  in  the  State,  the  deed  is  ac- 
knowledged before  the  Supreme  or  Circuit  Court,  the  judge  or  clerk  of 
a  county  court,  a  presiding  judge,  justice  of  the  peace,  or  notar}^  pub- 
lic. If  in  another  State,  &c.,  before  a  United  States  or  State  court, 
having  a  seal,  the  clerk  thereof,  the  mayor  or  chief  officer  of  a  town, 
&c.,  having  a  seal,  or  according  to  the  laws  of  such  State,  with  the  cer- 
tificate of  the  clerk,  or  proper  certifying  officer  of  a  court  of  record, 
&;c.(a)  If  the  grantor  is  abroad,  the  acknowledgment  is  before  a  court 
having  a  seal,  a  mayor,  &c,,  (as  above,)  or  any  officer,  having  the  [)ix)p- 
er  authority  .in  that  place,  and  an  official  seal.  If  in  the  United  States, 
there  must  be  a  seal ;  if  none,  an  official  signature.  If  abroad,  there 
must  be  a  seal.  Where  a  certificate  is  made  in  court,  it  must  be  signed 
by  the  clerk.  Where  the  grantor's  witnesses  cannot  be  had,  the  pi'oof 
may  be  by  a  witness  or  an  affidavit,  with  an  indorsement  on  the  deed. 
If  there  has  been  no  acknowledgment,  and  the  witness  cannot  be  had, 
the  handwriting  of  the  grantor  and  one  witness  may  be  proved  by  the 
depositions  of  at  least  two  witnesses  to  each.  A  feme  covert  shall  be 
privately  examined.  A  power  of  attorney  to  convey  shall  be  recorded 
with  the  deed.  Instruments  acknowledged  as  above  are  received  in 
evidence,  but  the  proof  is  not  conclusive. (6) 

(1)  Ford  V.  Gregory,  10  B.  Mon.  175.  I      (.3)  Jone.s  v.  Todd,  2  J.  J.  Marsli.  359. 

(2)  Shelton  v.  Deering,  10  B.  Mon.  405.        |       (4)  Portvvood  v.  Outtoii,  3  B.  Monroe,  233. 


(a)  A  trust  deed  was  aeknowledored  before  a  notary,  in  Louisiana,  subscril)ed  before  two 
witnesses,  their  names  und  attestations  affixed,  autlienticated  by  the  notarj-.  with  a  certifi- 
cate of  the  ^Dvcriior  as  to  liis  commission.  &e.     Held,  insufficient.     2  Pike,  315. 

An  aL'kiiowiod>>;inent  before  a  clerk  of  the  court* is  not  good,  without  evidence  that  ho 
was  clerk.     Walhico  v  Dewej',  3  McLean,  548. 

(ft)  In  Wisconsin,  (Rev.  Sts.  326,)  two  witnesses  are  necessary  in  a  dee<l.  Acknowledg- 
ment shall  l)e  before  a  judge  of  a  court  o!'  record,  or  commissioner.  I'  in  another  State,  before 
some  officer  authorized  by  the  laws  of  that  Stale.  The  certificate  shall  he  authenticated  by 
the  certifying  officer  of  a  court  of  record.  Acknowledgment  abroad  shall  be  before  a  nota- 
ry, minister  plenipotentiary,  charge,  commissiuner  or  consul.  A  married  woman  shall  be 
privately  examined.     A  scroll  is  a  good  seal. 

At  tlie  close  o\'  the  extensive  title  of  l)eed,  a  few  miscellaneous  decisions  may  be  added, 
relating  to  the  parties  to  deeds,  tor  which  no  appropri.ite  place  was  I'ound,  in  pursuing  the 
regular  order  <4' the  subject.  These  decisions  have  mostly  occurred  in  M;issachusetts,  and 
pertaii"  to    eeds  l)y  hushand  and  ivife.  tennntf  in  tail,  atid  ex'^'aUors,  trustees,  <tc. 

At  I'ommon  law,  t!ie  deed  of  a  wife  is  void;  (tliongh  under  an  express  act  of  Parliament, 
a  /erne  covert  may  vah  lly  convey.  Ellison,  2  Y.  &  (Joll.  528  )  But  in  Massachusetts  (and 
all  tiie  other  Stales,  as  has  been  seen,)  the  joint  deed  of  husband  and  wife  is  good.     The 
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wife  is  not  liable  on  the  covenants.  Nor  can  she  convey  alone.  Nothing  could  pass  with- 
out affectiiio:  the  husband's  interest;  and,  therefore,  his  consent  must  be  shown  by  signing 
the  deed.     Her  confirmation,  after  liis  death,  of  his  deed,  is  effectual. 

At  common  law,-  a  feme  covert  can  alienate  her  lands  only  by  fine  and  recovery;  not  he- 
•cause  a  consideration  is  unnecessarj',  but  because  tlie  alienation  must  be  matter  of  record. 
In  Massachusetts,  it  has  been  thought  the  power  of  alienating  by  deed  originated  in  the 
Provincial  Law  of  9  Wm.  Ill,  ch.  7,  wiiicii  autiiorizcs  a  conveyance  of  lands  by  all  persons 
"having  good  and  lawful  right  or  auciiority  thereto."  This  act  was  passed  in  1697,  and  it 
seems  there  has  been  no  case  since  of  ci  fine,  &e.,  by  a  feme  covert.  Judge  Story  inclines 
to  the  opinion,  that  the  practice  of  a  feme's  conveying  her  land  prevailed  prior  to  the  act  of 
Wm'.  III. 

A  husband  and  wife,  in  consideration  of  marriage,  and  for  a  valuable  consider^'ition,  con- 
Teyed  her  lands  to  the  use  of  themselves  as  joint  tenants.  Held,  lliis  should  be  construed 
as  a  feoffment  to  uses;  that  the  uses  were  executed,  and  that  the  grantors  became  joint 
tenants  of  the  estate.  The  parties  might  convey  in  this  mode,  as  well  as  by  an  absolute 
deed,  taking  back  a  separate  instrument  from  tiie  grantee;  and  tliereby  avoid  several  possi- 
ble inconveniences  incident  to  the  latter  form  of  transfer;  such  as  the  death  or  alienation  of 
the  grantee,  or  an  attaclunent  by  his  creditor.^,  or  a  claim  (of  dower,  &c. 

So,  where  A,  and  B,  his  wife,  conveyed  her  estate  to  C  and  his  heir.s,  to  the  use  of  the 
grantors  during  their  joint  lives,  and  of  the  survivor  in  fee ;  held,  the  deed  operated  as  a 
feoffment,  and  that  tiie  uses  were  well  raised  out  of  the  seizin  of  0,  and  executed  by  the 
statute.  Fowler  v.  Shearer.  7  Mas.s.  14;  Lithgow  v.  Kavensigh,  9,  161;  Dudley  v.  Sumner, 
5,  46:-?;  Colcord  v  Swan,  7,  291;  Andrews  v.  Hooper,  13,  472;  Thatcher  v.  Omans,  3  Pick 
521-4-5-6;  Durant  v.  Ritchie,  4  Mas.  45. 

A  deed  of  the  lands  of  a  feme  covert,  in  which  .she  joins  merely  by  relinquishing  at  the 
close  all  her  right,  and  signing  the  instrument,  is  invaHd. 

Wiiere  husband  and  wife  surrender  her  life  estate  to  a  remainder-man  in  tail,  this  is  an 
cxtinijuisliment,  not  a  transfer. 

Deed  by  husband  and  wife,  but  not  legally  acknowledged  by  her.  The  consideration  was 
paid.  Held,  this  could  n(jt  be  taken  as  an  agreement  to  convey,  to  be  enforced  against  her 
heirs.  Lithgow  v.  Kavenagh,  9  Mass.  161;  Livermore  V.  Bagley,  3  Mass.  487;  Martin  v. 
D welly,  6  Wend.  9. 

Recent  statutes  of  several  States  have  further  enlarged  the  rights  and  powers  of  married 
women,  in  reference  to  real  estate.     See  Perms.  Sts.  1850,  5-49. 

In  New  Hampshire,  (Comp.  Statutes,  p.  379-80,)  a  married  woman  may  hold  real  estate 
to  her  sole  use,  by  a  contract  made  before  marriage.  So,  by  devise  or  conveyance  to  her, 
to  her  sole  use,  &c.,  after  marriage.  And  she  shall  have  the  same  right,  in  respect  to  her 
separate  property,  to  contract,  sue  and  be  sued,  alone,  as  if  unmarried.  If  she  die  intestate, 
the  husband  is  entitled  to  curtesy  in  her  lands. 

The  wife  of  an  alien  or  citizen  of  another  State,  living  in  New  Hampshire,  separate  and 
apart  from  her  husband  six  months  successively,  may  acquire  and  hold  property  in  her  own 
right. 

In  Connecticut,  by  act  of  1850,  (p.  27,)  a  married  woman  may  purchase  real  estate,  to 
her  sole  and  separate  use,  with  the  acquisition  of  her  personal  services  during  coverture. 

In  New  York,  by  act  of  1849,  (p.  528,)  a  married  woman  may  take  from  any  one,  except 
her  husband,  by  grant,  &c.,  any  real  estate,  and  liold  to  her  separate  use,  in  the  same  manner 
as  if  unmarried ;  and  a  trustee  for  a  married  woman  may  convey  to  her,  to  her  sole  use. 

In  Maine,  (Sts.  1852,  230,)  married  women  may  lease,  sell,  convey  and  dispose  of  their 
separate  land,  and  do  all  other  thing.s,  as  if  unmarried;  and  their  husbands  shall  maintain 
no  action  on  account  of  such  property. 

By  Sts.  of  1852.  (p.  280,)  a  marriid  woman,  under  twenty-one,  has  all  the  rights  and 
power.s,  touching  her  separate  property,  as  if  of  full  age. 

In  tleoVgia,  (Sts.  1849-50,  p.  63,)  the  property  of  a  wifo  shall  be  held  to  her  sole  and  sep- 
arate use."  Tlie  husband  acquires  no  right  to  it,  and  it  shall  not  be  taken  for  his  debts. 

Ill  Pennsylvania,  (Sts.  1848,  p.  536.)  all  property  of  a  woman  shall  continue  hers,  after 
marriage  as  before.  So,  all  which  she  shall  acquire  after  marriage,  free  from  the  debts  or 
control  ot  her  husband ;  and  she  may  dispose  of  the  same  by  will. 

In  .Arkansas,  a  wife  may  take  property,  except  from  her  husband,  which  shall  be  her  own, 
as  if  unmarried. 

In  Massachusetts,  the  deed  of  a  tenant  in  tail  bars  the  reversioner-,  &c.,  and  is.sue.  But 
there  must  1)0  a  good  or  valuable  consideration.  It  is  not  sufficient,  that  here  purports  to  be 
such  i-oiisideration.  But  the  amount  of  consideration  makes  no  difference,  as  between  the 
piiriics,  and  a  deed  to  relations  is  valid.  If  husband  and  wifo  are  joint  tenants  in  tail,  hi3 
deed  bars  her,  though  she  survive  him,  and  enter  to  avoid  it.  If  the  wife  alone  is  tenant  in 
tail,  neither  can  bar  the  entailment  alone.  But  if  he  convey  and  receive  the  price,  and  after 
bis  di'alh  she  convey,  acknowledging  the  con.sideration  as  so  received,  this  is  sufficient. 
Actual  possession  of  the  tenant  is  not  necessary,  if  he  has  a  present  interest,  and  there  is 
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CHAPTER  XC. 

NATURE,  ETC.,  OP,  PARTIES  TO,  AND  SUBJECTS  OF,  A 
DEVISE. 


1    Nature  and  history  of  devises. 

4.  Devise  is  in  the  nature  of  a  conveyance. 

5.  Form  of  a  devise. 

7.  Entr}^  by  devisee,  whether  necessary. 
12.  Probate  of  will,  necessity  and  effect  of, 

as  to  a  devise. 
21.  AcceDtance  of  a  devise. 


23.  Who  may  devise — disabilities. 

33.  Who  may  take  by  devise. 

49.  Devisee  cannot  dispute  any  part  of  the 
will. 

(52.  What  may  be  devised;  contingent  in- 
terests, &c. ;  lands  subsequently  ac- 
quired, &c. 


1.  A  devise  is  a  disposition  of  real  property  by  a  person's  last  will  and 
testament.  It  is  said,  this  mode  of  transferring  lands  was  practised 
among  the  Saxons,  but  ceased  with  the  introduction  of  the  Norman  d}'- 
nasty,  being  inconsistent  with  the  principles  of  the  feudal  law.  And 
although  before  the  time  of  Glanville  many  restrictions  of  this  law  had 
been  done  away,  yet  devises  were  still  disallowed,  upon  the  grounds  of 
exposure  to  imposition  and  want  of  notoriety.  Anciently,  the  only  de- 
vises were  those  by  custom.{l) 

2.  It  has  been  already  stated,  (Vol.  I,  Use^)  that  the  new  modification 
cf  estate,  known  by  the  name  of  uses,  was,  upon  its  introduction,  held 
tiot  subject  to  the  technical  rules  of  the  common  law.  Upon  this  prin- 
ciple uses  were  held  devisable.  But  they  ceased  to  be  so,  when  changed 
into  legal  estates  by  the  statute  of  uses,  27  Hen.  VIII,  ch.  10. 

3.  An  act,  passed  five  years  afterwards,  (32  Hen.  VIII,  ch.  1,)  provided, 
that  a  person  might  devise  the  whole  of  land  held  in  socage,  and  two- 
thirds  of  that  held  by  knight  service.  Statute  34  and  35  Hen.  VIII,  ch.  5, 
entitled,  "  concerning  the  explanation  of  wills"  allowed  a  devise  of 
lands,  tenements,  rents  or  other  hereditaments,  in  possession,  reversion 
or  remainder,  or  rents  incident  to  any  reversion  or  remainder,  or  any 
common  or  other  profits,  to  any  person,  except  corporations.(a) 

(1)  G  Cruise,  5-G ;  Co.  Lit.  Ill  b,  and  n.  1;  Wild's  case,  3  Co.  17;  Marston  v.  Norton, 
5  N.  H.  210. 


no  adverse  possession.  Lithgow  v.  Kavenagh,  9  Mass.  161  ;  Soule  v.  Soule,  5,  61 ;  Wheel- 
wri-iht  v.  Wheelwright,  2,  447.     See  Nightingale  v.  Burrell,  15  Pick.  104. 

In  Massachusetts,  registration  of  an  executor^s  deed  is  not  necessary  as  between  the  par- 
ties. 

Where  a  power,  without  an  interest,  is  vested  in  an  executor,  to  sell  land,  the  land  may 
vest  in  an  heir  or  devisee,  or  a  purchaser  from  him,  till  such  sale,  and  then  be  divested 
thereby. 

Conveyance  in  trust  with  power  to  sell,  witli  a  proviso  that  the  trustee's  deed  sliall  ex- 
press the  trusts.  Held,  this  proviso  was  merely  directory,  and  not  a  condition  precedent  of 
the  deed. 

A  guardian  made  sale  of  real  estate,  but  did  not  give  bond  or  make  oath  according  to 
law.  A  part  of  the  consideration  was  paid,  and  the  deed  deposited  as  an  escrow  The 
grantee  entered,  and  paid  all  the  taxes  assessed,  except  the  last,  which  was  assesseii  to  the 
guardian,  he  himself  being  one  of  the  assessors.  Held,  the  sale  was  void  or  voidable,  and 
the  guardian  liable  as  trustee  of  the  grantee,  on  account  of  the  money  paid.  Pond  v.  Wcih- 
erbee,  4  Pick.  312;  Bramnn  v.  Stiles,  2  Pick.  4G0 ;  Bradstrcet  v.  Clarke,  12  Wend.  G02 ; 
Williams  v.  Reed,  5  Pick.  480. 

(a)  King  Henry  VIII  prepared  a  bill,  allowing  a  devise  of  one-half  a  man's  lands,  &c.  The 
commons  rejected  it.  Whereupon  the  king  called  together  the  ablest  lawyers  and  judges  in 
Chancery,  who  argued  the  matter;  and  it  was  decided  that  a  doviso  of  land  was  void.  4 
Hume,  109;   1  Burnet,  116. 
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4.  A  devise,  though  taking  efifect  after  the  testator's  death,  is  founded 
on  diiferent  prin'ciples,  and  governed  by  different  rales,  from  a  testa- 
ment of  chattels,  being  regarded  rather  as  a  convevance,  declaring  the 
uses-of  the  land  after  his  death. (1)  So,  the  validity  of  a  devise  must 
be  determined  from  its  terms,  and  without  reference  to  future  contin- 
gencies.(2) 

5.  No  particular  form  is  requisite  to  constitute  a  valid  devise.(a)  An 
instrument  may  thus  operate,  which  is  to  take  effect  after  the  death  of 
the  maker,  though  its  general  form  is  that  of  a  deed. 

6.  By  indenture  between  A,  and  B  and  C,  declaring  A's  intention  to 
raise  portions  for  his  children,  and  pay  his  debts,  A  settled  his  lands  on 
B  and  C  in  trust  to  sell,  and  made  them  executors  to  said  uses,  and 
signed,  sealed,  published  and  declared  this  to  be  his  last  will,  before 
several  witnesses.  Held,  a  good  devise.  So  a  deed  poll,  to  take  effect 
after  the  death  of  the  maker,  and  referring  to  a  previous  will,  may  be  a 
valid  codicil.(3)(6) 

7.  It  is  held,  in  England,  that  a  devisee  of  land,  unless  he  disclaims, 
becomes  seized  without  entry,  or  the  assent  of  the  heir.  If  the  latter 
enter,  the  former  may  have  ejectment  against  him.  So,  also,  he  naay, 
by  the  aid  of  a  court  of  equit}^,  compel  the  heir  to  discover  and  deliver 
up  the  title  deeds,  and  thereby  prevent  him  from  setting  up  prior  in- 
cumbrances against  the  will.(4) 

(I)  Ho^an  V.  Jackson,  Cowp.  305.  1  313  ;  Sharp  v.  Sharp,  2  Leigh,  249;)  Johnson 


(2)  Tayloev.  Gould,  10  Barb.  388. 

(3)  Hickson  v.  "Witliam,  Finch,  195;  Green 
V  Proude,  1  Mod.  117;  Cljmer  v.  Littler,  1 
Black.  R.  345.  (See  Wigle  v.  Wigle,  6  Watts, 
522;  Barnet,  3  Rawle,"l5;  Milledge  v.  La- 
mar, 4  Dessaus.  617;  Dunlap  v.  Dunlap,  lb. 


Mitchell,  1  Humph.  172;  Jones  v.  Nicho- 
lay.  2  Eng.  L.  &  Eq.  591 ;  Robej  v.  Hannon, 
6  Gill,  463. 

(4)  Co.  Lit.  Ill  a,  240  b;  Peirce  v.  Smith, 
1  Show.  71;  Newcastle  v.  Pelham,  3  Bro. 
Pari.  460. 


(a)  This  remark  refers,  of  course,  to  the  general  nature  and  phraseology  of  the  instrument. 
It  will  be  seen  hereafter,  that  the  form  of  execution  is  precisely  regulated  by  law. 

(b)  But  where  one  executed  a  deed,  setting  forth  a  desire  to  prevent  disputes  after  his 
death,  disposing  of  property  afterwards  to  be  aca^uired,  enjoining  upon  his  trustees  to  pay 
death-bed  and  funeral  expenses,  but  using  no  term  of  devise,  making  an  immediate  disposi- 
tion, giving  authority  to  the  trustees  to  sell,  &c ,  and  do  all  that  he  could  do  with  the  pro- 
perty, and  reserving  his  own  "  life  rent,"  and  tlie  power  of  altering,  &c. ;  held,  the  instru- 
ment was  a  deed,  not  a  will.     Tliompson  v.  McDonald,  2  Dev.  &  B.  463. 

An  instrument  may  be  a  deed  in  part  and  a  will  in  part.     Robinson  v.  Schlj--,  6  Geo.  515. 

An  instrument  conveying  negroes,  and  their  future  increase,  absolutely,  to  A  B,  his  heirs 
and  assigns,  but  containing  the  following  chiuse,  '■  But  I  do  hereby  save  and  reserve  to  my- 
self a  life  estate  in  the  property  above  conveyed  to  said  A  B,  his  heirs  and  assigns;"  is  a 
deed,  and  not  a  will.     lb. 

AVhere  a  party  executed  a  will,  which  he  subsequently  incorporated  into  a  deed,  convey- 
ins  his  estate  to  the  parties  named  in  the  will,  to  be  enjoyed  by  the  grantees  according  to 
the  tenor  of  the  will,  and  subsequently  executed  codicils ;  held,  the  will  was  incorporated 
-with  the  deed,  only  as  to  property  then  existing,  of  which  it  was  a  valid  disposition,  inproi- 
senti.  but  still  remained  a  will  as  to  all  other  property  which  it  could  affect,  and  wassuliject 
to  modification  by  codicils,  which  might  dispose  of  tlie  income  of  the  property  so  conveyed 
since.  Tlie  disposition  by  deed  was  to  take  effect  in  possession  only  at  the  testator's  death. 
Dawson  v.  Dawson,  2  Strobh.  Eq.  34. 

An  instrument,  for  love  and  alTection,  conveys  certain  negroes  with  this  condition,  "  Xever- 
theless,  I  have  the  full  use  of  said  negroes  during  my  natural  lifetime,  and  at  the  time  of  ray 
deatli.  the  said  negroes  and  their  increase  shall  rise  and  be  the  property  of  the  said  B,  lier 
heirs,  cfec,  firmly  by  these  presents."  Held,  to  be  a  will  and  not  a  deed.  Gravy  v.  Rawlins, 
8  Geo.  450. 

A  devisee,  whose  devise  was  dependent  upon  certain  conditions  expressed  in  the  will, 
made  a  covenant  in  the  will  that  he  would  not  violate  such  conditions.  Held,  the  covenant 
was  no  paj-t  of  the  will,  and  did  not  affect  the  devise.     Trumbull  v.  Gibbons:,  2  N.  J.  117. 
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8.  In  Maine,  it  is  said,  that  entry  or  something  equivalent  may  be 
necessary  to  actual  seizin ;  but  the  English  doctrine  ig-adopted,  that  the 
estate  vests  in  the  devisee  upon  the  testator's  death.  And  a  devisee  may 
bring  an  action  without  actual  seizin. (1) 

9.  But  in  Massachusetts,  unless  the  lands  are  vacant,(a)  which  will 
never  be  presumed,  entry  or  something  equivalent  is  necessary^  to  vest 
the  estate  in  a  devisee.  Probate  and  registry  of  a  will  have  not  the 
effect  of  the  acknowledgment  and  recording  of  a  deed,,  which,  by  ex- 
press statutor}^  provision^  are  made  equivalent  to  livery  of  seizin.  The 
possession  of  a  stranger,  however,  under  or  acknowledging  the  title  of 
the  devisee,  is  sufficient.  So  also  that  of  a  tenant  in  common.  The 
above  rule  applies  to  a  devisee  in  remainder,  unless  the  seizin  of  the- 
devisee  for  lite  is  proved.  If  the  devisee  for  life  refuse  to  accept,  the 
remainder-man  may  enter  immediately,  and  he  cannot  enter  after  twenty 
years,  during  the  life  of  the  first  devisee.  But  upon  his  death  a  new 
right  of  entry  accrues  to  the  remainder-man,  and  continues  twenty 
years.     So  where  a  tenant  for  W^q  forfeits  his  estate.(2) 

10.  The  devisee  of  vacant  land  may  maintain  a  writ  of  right  before 
entry.(3) 

11.  The  seizin  of  a  devisee  is  necessary  to  pass  an  estate  to  his- 
heirs.(4)(Z)) 

12.  In  England,  the  ecclesiastical  courts  have  no  jurisdiction  of  de- 
vises of  land.(e)  Hence",  the  probate  of  a  will  containing  such  devise 
is  no  evidence  in  a  trial  at  common  law,  but  the  original  must  be  pro- 
duced. These  remarks,  however,  do  not  apply  to  terms  for  years^  which 
are  chattels  real  and  personal  estate.(5)  It  is  at  the  option  of  the  heir,, 
to  have  the  validity  of  a  will  tried  in  an  action  of  ejectment^  or  by  an 
issue  devisavit  vel  non.{6) 

13.  In  New  York,  the  English  law  upon  this  point  is  adopted,  ex- 
cept that  a  particular  mode  is  authorized  of  perpetuating  the  evidence 
of  a  will.  Other  evidence  is  not  excluded.  The  decision  of  the  surro- 
gate is  not  conclusive.  There  must  be  an  issue  from  Chancery,  or  a 
trial  at  law.(7)(f/) 


(1)  Sprins?  .v.  Parkman,  3  Pairf.  121;  Me. 
Rev.  St.  610-20-1. 

(2)  \yilliams  v.  Woodard,  7  Wend.  250; 
Inhabitants,  &c.  v.  Cole,  3  Pick.  232;  Brown 
V.  Wood,  17  Mass.  74;  Wells  v.  Prince,  4 
Mass.  64;  Wallin<rford  v.  Hearl,  15  Mass. 
471;  Stevens  i;.  Winship,  1  Pick.  318;  Tira- 
berlake  v.  Parish,  5  Dan;i,  347. 

(3)  Ward  v.  Fuller,  15  Pick.  185. 


(4)  Dally  v.  King,   1   H.   Bl.  1  ;  Brown  v. 
Wood,  .17  Mass.  73. 

(5)  Frederick  v.  Aynscombe,  1  Atk.  027; 
Forder  v.  Wade,  4  Bro.  476. 

(6)  Grove  v.  Young,  6  Eng.  L.  &  Eq.  38. 

(7)  Jackson  V.  Hasbrouck,   12  John.  192; 

V.  Walsh,  14,  407  ;   Bogardus  v.  Clarke, 

1  Edw.  266 ;  Clark   v.  Dew,  1    Russ.  &  My. 
103. 


(a)  Tn  such  case,  entry  is  unnecessary.     Green  v.  Chelsea,  24  Pick.  71. 

(b)  Devise  to  an  infant,  wlio  died  before  entry.  Held,  her  heir  took  the  premises  by  de- 
scent     Doe  V.  Thomas,  4  Scott  N   R.  449'. 

A  conveyance  from  a  devisee  under  a  foreign  will,  made  before  the  filing  and  recording  of 
the  will,  in  Maine,  is  good  in  that  State,  the  devisee's  title  beginning  with  the  testator's 
death.     Putnam,  &c.  v.  Fisher,  30  Maine,  523. 

(c)  So,  it  seems,  in  Maryland  and  South  Carolina.  1  Star.  231,  n.  1.  In  some  of  the 
States,  a  will  may  be  contested  in  Chancery  within  a  certain  period  after  probate. 

(d)  The  certidcale  of  a  surrogate,  of  ti)o  proving  of  a  will  before  him  hy  one  of  the  sub- 
scribing witnes.scs,  is  not  proof  of  the  execution  of  the  will,  so  as  to  authorize  it  to  be  read 
in  evidence.     Staring  v.  Uowtn,  6  Barb.  109. 

To  entitle  a  will  to  bo  read  in  evidence,  as  an  ancient  will,  without  proof,  the  possession 
must  have  been  iu  accordance  with  the  will  for  30  years;  and  the  lapse  of  30  years,  without 
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14.  In  Pennsylvania,  a  wijl  is  good  evidence  of  title  upon  proof  of 
execution,  though  disallowed  in  the  register's  court.  So  an  allowance 
of  it  there  is  not  conclusive  in  its  favor.(l) 

15.  In  South  Carolina,  a  will  must  be  proved  de  novo  in  the  Court  of 
Common  Pleas,  though  allowed  by  the  ordinary. (2) 

16.  In  Virginia,  where  a  will,  not  duly  executed  to  pass  lauds,  was 
admitted  to  ■probate  generally,  and  never  contested,  and  the  heir  himself 
claimed  under  it;  held,  it  must  be  taken  as  valid,  88  years  after  pro- 
bate. Ttie  heir  could  dispute  it  only  wit^hiu  seven  years  in  Chan- 
cery.(3  )(a) 

17.  In  New  Jersey,  probate  of  a  will  is  not  conclusive,  but  admissi- 
ble evidence,  in  relation  to  lands.  But  the  want  of  it  seems  to  be  a 
material  defect.  In  Kentucky(6)  and  Illinois,  it  has  been  held,  that 
probate  is  not  conclusive.(4) 

18.  But  in  Massachusetts,  New  Hampshire,  Connecticut,  North  Caro- 
lina and  Michigan,  no  will  can  be  used  as  evidence  of  title  in  a  common 
law  court,  until  proved  and  allowed  in  a  court  of  probate,  and  such  pro- 
bate is  c  >nclusive  of  its  validity.  If  a  will  can  be  found,  it  may  be 
proved  in  the  probate  office  at  any  time,  in  order  to  establish  a  title  to 
lands.(5)(c) 

19.  After, probate  of  a  will,  the  estate  vests  in  a  devisee,  hy  relation^ 
from  the  testator's  death,  and  an  intermediqle  conveyance  is  therefore 
valid.     The  same  principle  applies  to  the  aumentication  in  one  State  of 


(1)  Smith  V.  Bonsall,  5  Rawle,  80. 

(2)  1  Nott  &  M'C.  326. 

(3)  Vauolian  v.  Green,  1  Leigh,  281;  Bag- 
well V.  Klliott,  2  Rand.  198;  West  v.  West, 
3,  373;  Nalle  v.  Fen  wick,  4,  585. 

(4)  i)enn  v.  Allen,  Penning.  42  ;  Rogers  v. 


Thomas,  1  B.  Monr.  393;  Rigg  v.  Wilton,  13 
Illin.  15. 

(5)  Shuraway  v.  Holbrook,  1  Pick.  114; 
Spencer  v.  Spencer,  1  Galli.  622  ;  1  Star  231, 
n. ;  Mich.  Rev.  St.  275 ;  Poplin  v.  Hawke,  8 
N.  H.  124. 


such  possession,  is  not  sufficient,  especially  where  one  of  the  subscribing  witnesses  is  still  liv- 
ing, and  resides  within  the  State,  but  is  not  produced.     lb. 

Although  equity  will  not  entertain  jurisdiction,  to  set  aside  a  will  of  real  estate  for  fraud, 
or  on  tlie  ground  of  the  testator's  incompetency,  when  there  is  a  perfect  remedy  at  law,  and 
the  ol)jection  is  taken  in  due  season  ;  yet  the  objection  comes  too  late  on  appeal,  where  the 
parties  have  submitted  themselves  to  the  jurisdiction  of  the  subordinate  court,  and  gone  to  a 
hearing  upon  the  merits.     Clarke  v.  Sawyer,  2  Comst.  498. 

(a)  A  will  undertaking  to  dispose  of  both  real  and  personal  estate,  attested  by  one  witness 
only,  and  admitted  to  probate,  on  his  proof,  and  no  suit  being  brought  to  set  it  a.side  for 
seven  years,  is  valid,  as  to  the  disposition  of  lands,  as  well  as  personalty.  Parker  v.  Brown, 
6  Gratt.  554. 

Upon  appeal  from  a  decree,  establishing  a  will  on  the  issue  of  devisavit  vel  non;  held,  the 
verdict  in  favor  of  the  will,  sanctioned  by  the  opinion  of  the  court,  before  which  the  issue 
was  tried,  concluded  all  mere  questions  of  fact  depending  upon  the  credit  to  be  given  to  the 
witnes.ses,  and  it  must  be  taken  that  all  the  requirements  of  tlie  statute,  in  order  to  estab- 
lish a  will,  were  satisfactorily  proved.  Held,  also,  that  one  of  the  questions  of  fact  so  deter- 
mined, by  the  finding  of  tiie  jury,  was  the  identity  of  the  paper  attested  as  the  last  will, 
with  the  one  offered  for  probate.     Jesse  v.  Parker,  6  Gratt.  57. 

(5)  But  the  later  doctrine  is,  tliat  the  probate  or  rejection  of  a  will  by  the  proper  tribunal, 
havinjr  the  case  regularly  before  it,  is,  like  a  sentence  in  rem^  conclusive,  while  it  remains  in 
force,  in  that  and  all  other  courts,  and  between  all  persons,  whether  parties  to  the  record  or 
not,  and  subject  only  to  reversal  by  appeal,  writ  of  error,  or  bill  in  Cliancerj',  under  tlie  act 
of  1797.     Tibbatts  v.  Berry,  10  B."  Mon.  473., 

Tije  jurisdiction  of  the  Court  of  Chancery,  over  wills,  is  local,  and  confined  to  the  county 
where  the  will  was  proved.     McCall  v.  Valiaiidingham,  9  B.  Mon.  449. 

(c)  In  South  Carolina,  a  testament  of  chattels  cannot  be  proved  thirty  years  from  the  tes- 
tator's death.  Davis  v.  Port,  Tread.  Const.  505.  In  Rhode  Island,  the  probate  of  a  will  in 
Massachusetts  is  held  conclusive  iu  relation  to  lands.  Tompkins  v.  Tompkins,  1  Story 
R.  547. 
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a  will  originally  proved  in  another.  Upon  an}'  other  principle,  the 
devisee  would  not  be  entitled  to  the  mesne  profits.  Moreover,  it  is 
in  general  expressly  provided,  that  undevised  land  alone  descends  to 
heirs.(l) 

20.  It  seems,  where  the  words  of  an  unattested  will  leave  it  doubt- 
fLd,  whether  it  was  the  |intention  to  dispose  of  real  or  personal  estate, 
or  both,  evidence  aliunde  is  admissible,  in  regard  to  the  nature  and  cir- 
cumstances of  the  estate,  in  order  to  determine  the  sufi&ciency  of  the 
probate.  But  whether,  if  in  terms  the  will  devises  real  estate,  evidence 
is  admissible  that  the  testator  had  none,  quf{2) 

21.  Acceplunce  of  a  devise,  which  is  a  bounty,  will  be  presumed, 
where  it  draws  after  it  no  charge  or  risk  of  loss,  and  the  devisee  will 
not  be  barred  without  a  positive  disclaimer.(3) 

22.  A  devisee  received  a  portion  of  the  property  devised  to  him, 
and,  fourteen  years  after  probate  of  the  will,  filed  in  the  Probate  Court 
a  disclaimer,  under  seal,  of  another  portion,  of  which  he  never  took 
possession.  Held,  there  was  no  acceptance,  and  that  the  disclaimer 
need  not  be  by  deed.(4)(a) 

28.  With  regard  to  the  persons  who  are  capable  of  devising,  it  is 
said,  the  statute  of  wills  mentions  four  disabilities.(/;) 

2-i.  The  first  is  infancy.  In  some  of  the  United  States  this  disability 
is  removed.  In  Maryland,  Illinois,  Mississippi  and  Ohio,  an  unmarried 
female  at  the  age  of  eighreen  may  devise.(5) 

25.  It  is  said,  that  under  this  statute,  a  feme  covert  cannot  devise. 
But  it  has  also  been  said,  that  by  the  statute  of  wills,  femes  covert  were 
not  expressly  excepted,  but  the  exception  was  implied,  and  afterwards 
affirmed  by  another  act.(H) 

26.  In  New  Hampshire,  Connecticut(c)  and  Ohio,  a  wife  may  devise 
her  lands;  but  not,  in  New  Hampshire,  to  the  prejudice  of  her  hus- 
band. In  Illinois,  she  may  devise  her  separate  estate.  In  Missouri 
and  Arkansas  she  cannot  devise,  unless  empowered  by  marriage  settle- 
ment, or  written  ante-nuptial  authority  of  the  husband.(7)((i) 


(1)  Spring  V.  Parkman,  3  Fairf!  127;  De 
"Wolf  V.  Brown,  15  Pick.  462 

(2)  Brown  v.  Thorndike,  15  Pick.  388. 

(3)  Brown  v.  Wood,  17  Mhss.  73-4;  Tim- 
berlake  v.  Parish.  5  Dana,  347 ;  Webster  v. 
Gilman,  1  Story  R.  499 

(4)  Ward  v.  Ward,  15  Pick.  511. 

(51  4  Grif.  919;  Uiin.  Rev.  L.  611;  Allen 
V.  Little,  5  Ohio,  65  ;  Missi.  Rev.  C.  32. 


(6)  Osgood  V.  Breed,  12  Mass.  525;  West 
V.  West,  10  S.  &  R.  445;  Godol  301  ;  Pic- 
quet  V.  Swan,  4  Mas.  443 ;  Marston  v.  Nor- 
ton, 5  N.  H.  211.  See  St.  1  Vict.  ch.  26  ; 
Whitfield  V.  Hurst,  9  Ired.  170. 

(7)  Dut.  Dig.  15;  Walk.  340;  IlHn.  Rev. 
L.  611;  Misso.  St.  617;  Allen  v.  Young,  5 
Ohio,  67  ;  Ark.  Rev.  St.  764;  Conn.  St.  226; 
N.  H.  St.  1845,  235. 


(a)  A  will  cannot  impo.«e  a  liahility,  unless  by  a  condition  which  is  accepted  by  the  party 
to  be  charged.     Waul  v.  Kirkman,  13  Sm.  &  M.  599. 

Where  land  was  devised  to  be  sold,  and  the  proceeds  paid  to  two  daughters  of  t!ie  testa- 
tor, by  whom  and  their  husbands  the  lands  were  conveyed  witiiout  a  sale  ;  held,  the  hus- 
bands had  only  a  life  estate  in  the  land,  and  the  wives  could  not  he  considered  to  have 
elected  to  take  the  lands,  as  they  wqtc  femes  covert.     Burgin  v.  Chenault,  9  B.  Mon.  285. 

The  as.sent  of  an  executor  to  a  devise  of  a  life  estate  ipso  facto  enures  to  vest  the  estate  in 
remainder.     Finlcy  v.  Ilnnter,  2  Strobii.  Equ.  208. 

(b)  In_the  Revised  Statutes  of  Maine  and  New  Kanipshire,  sanity  is  the  only  qualification 
expressly  mentioned. 

(c)  Formerly  othcrwi.se.  Fitch  v.  Brainerd,  2  Day,  163.  In  most  of  the  States,  the  disa- 
bility of  ii  feiiie  covert  is  implied. 

(d)  In  Massachusoits.  a  wife,  if  of  age,  may  devise  property  held  in  her  own  right,  and 
separate  from  that  of  lier  husljand  ;  provided  his  interests  therein  shall  not  be  afifected,  and 
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27.  A  feme  covert  may  appoint  uses,  under  a  power  reserved  before 
marriage,  and  in  this  way  may  even  devise  to  the  husband.  Such  ap- 
pointment is  held  to  be""  valid  in  ecimtij,  but  equity  decrees  a  convey- 
ance of  the  legal  title  by  the  heir.(l)(a) 

28.  It  has  been  said,  referring  to  the  will  of  a  joint  tenant,  that 
"there  cannot  be  a  joint  will"  But  this  principle  does  not  affect  the 
validity  of  a  will  made  by  a  husband  of  his  own  land,  in  which  the 
wife  joins.(2) 

29.  A  feme  covert  cannot  validly  devise,  even  with  consent  ot  the 
husband.  The  objection  to  such  devise,  is  not  a  want  of  judgment, 
but  of  free  agency.  She  may  dispose  of  her  chattels  with  the  hus- 
band's consent,  because  they  are  in  fact  his,  as  they  vest  in  him  upon 
her  death  ;  while  her  real  estate  descends  to  her  heirs.(3) 

30.  The  other  disabilities  mentioned  in  the  statute  are  idioci/  and 
non-sane  memori/.{b) 

81.  In  Virginia,  the  will  of  a  blind  man  has  been  allowed.  _  So,  m 
Georgia,  it  is  not  indispensably  necessary  to  the  validity  of  a  will  exe- 
cuted by  a  blind  man,  or  one  who  is  unable  to  read  or  write,  that  it 
should  be  read  over  tb  him,  in  presence  of  the  subscribing  witness,  pre- 
vious to  its  execution.  It  is  sufficient  that  he  knows  that  it  is  his  will. 
So,  neither  extreme  old  age,  nor  being  deaf  and  dumb,  is  an  absolute 
disqualification  to  make  a  will. (4) 

32  The  removal  of  a  disability,  which  existed  at  the  making  of  a 
devise,  does  not  render  it  valid.     Thus  the  declaration  of  an  infant 


(2)  Darlinaton  v.  Pulteney,  Cowp.  260; 
Rogers,  &c.,  2  FairC.  303. 

(3)  Marston  v.  Norton,  5  N.  H.  205.  (See 
Hood  V.  Archer,  1  MCord,  225,  477.) 

(4)  Boyd  V.  Cook,  3  Leigh,  32  :  Cliftor  v. 
Murray,  7  Geo.  564 ;  Potts  v.  House,  6  Geo. 
324. 


(1)  Peacock  v.  Monk,  2  Yes.  190  :  Bram- 
hall  V.  Hall,  Anibl.  467  ;  Rippon  v.  Dawding-, 
565;  Rich  v.  Beaumont,  6  Bro.  Pari.  156; 
Hodsden  v.  Lloyd,  2  Bro.  534 ;  Barnes  v.  Ir- 
win, 2  Ball.  199 ;  White  v.  Hart.  1  Yeates, 
221 ;  Sergeson  v.  Sealey,  2  Atk.  412  ;  Parkes 
V.  White,"  11  Ves.  222";  Bradish  v.  Gibbs,  3 
John.  Ch.  523  ;  Park  &  J.^466-7  ;  Holman  v. 
Terry,  4  Met.  492. 

that  be  indorse  upon  the  will  his  consent  (if  competent  to  act.)  She  may  revoke  the  will 
without  his  consent.     Mass.  Stat.  1842,  231. 

The  will  of  a  married  woman,  under  the  Massachusetts  Statute  of  1842,  c.  74,  is  not  valid, 
unless  the  assent  of  her  husband  be  given  thereto  in  writing,  and  indorsed  thereon,  during 
her  lifetime.     Smith  v.  Sweet,  1  Cush.  470. 

The  Massachusetts  Statute  of  1845,  c.  208.  does  not  extend  or  enlarge  the  power  of  a  mar- 
ried woman  to  make  a  will.     Beach  v.  Manchester,  2  Cush.  72. 

Tlie  act  of  1842,  c.  74,  does  not  en.'.ble  a  married  woman  to  make  a  devise  of  her  real 
estate  to  her  husband.  [Wilde  and' Dewey,  JJ.,  dissenting.]  Morse  v.  Thompson,  4  Cush. 
562.     But  see  Stat.  1850,  c.  200. 

In  New  York,  a  married  woman  may  dispose  of  her  separate  estate,  that  is,  one  that  she 
has  such  dominion  over  as  to  exclude  the  marital  rights  of  the  husband,  by  an  instrument  in 
writing,  purporting  to  be  her  last  will  and  testament.  American,  &c.  v.  Wadhams,  10 
Barb.  597. 

In  all  cases  of  wills  hy  femes  covert,  such  an  instrument  is  not  in  fact  a  will,  but  a  writing 
in  the  nature  of  a  will,  in  virtue  of  the  power  reserved  to  the /erne  covert;  and  whoever  takes 
anytiiinp;  under  the  same,  takes  by  virtue  of  the  execution  oi  the  power,  and  by  tlie  power 
coupled  with  the  writing.     lb. 

In  New  York  the^ws  disponendi  is  incident  to  the  separate  property  of  a  married  womari, 
and  she  may  give  it  to  whom  she  pleases,  and  equity  will  sanction  and  enforce  the  disposi- 
tion,    lb. 

(a)  In  North  Carolina,  equity  alone  lias  jurisdiction  of  such  will.  Newlin  v.  Freeman,  I 
Ired.  514.  " 

(6)  In  Maryland,  a  statute  of  wills  (1798,  ch.  101,)  requires  that  a  testator,  in  order  that 
the  will  may  bo  valid,  be  "capable  of  executing  a  valid  deed  or  contract."  This,  therelbre, 
is  the  test  of  testamentary  capacity.     Davis  v.  Calvert,  5  Gill  &  J.  269. 
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devisor,  made  after  coming  of  age,  before  witnesses,  that  his  will  shall 
stand,  does  not  make  it  good.  So  the  will  of  a  married  woman  is  void, 
though  she  survive  her  husband,  even  in  equity.  So  the  restoration 
of  one  non  compos  io  his  right  mind  does  not  make  good  his  devist'.(l) 

33.  All  natural  persons,  in  esse  at  the  time  when  a  will  is  made,  and 
who  are  capable  of  purchasing,  may  be  devisees.  So  it  is  now  settled, 
though  formerly  doubted,  that  an  infant  in  venire  matris  may  be  •  a 
devisee.  And  even  an  unborn  illegitimate  child  may  take  by  devise, 
if  the  mother  is  sufficiently  described.(2)     (But  see  s.  37.) 

34.  Devise  to  A  and  his  assigns  for  life,  remainder  to  the  use  of  all 
and  every  such  child  or  children  of  A  as  should  be  living  at  his  decease. 
Held,  a  child  born  seven  months  after  A's  decease  should  take  in  com- 
mon with  his  other  children,  such  being  the  evident  intention,  and  this 
child  being  alive  at  A's  decease.(3) 

35.  A  feme  covert  may  take  by  devise,  even  from  her  husband  ;  be- 
cause this  does  not  take  eifect  till  after  his  death,  which  dissolves  the 
marriage. (4) 

36.  It  is  said,  an  alien  may  take  by  devise,  though  it  is  doubtful  for 
whose  benefit.  In  New  York,  by  statute,  a  devise  to  one  who  is  an 
alien  at  the  testator's  death  has  been  held  void.  In  South  Carolina,  an 
alien  devisee  holds  till  office /bund.  So,  in  Massachusetts,  an  alien  may 
take  by  devise.(5)(a) 

37.  A  bastard  may  be  a  devisee,  after  gaining  a  name  by  rejjutation, 
but  not  before.  Hence  a  devise  to  him  in  venire  matris  is  voi(J.(6)(6) 
(But  see  s.  33.) 

38.  A  devise  may  be  made  to  a  persoii  uncertain,  as,  for  instance,  to 
such  of  the  daughters  of  A,  as  shall  marry  a  person  named  B.  So,  also, 
by  way  of  remainder  or  executory  devise,  to  one  not  in  being  at  the 
making  of  the  will — as,  to  the  first  son  of  A,  who  then  has  none.(7) 

39.  St.  34  and  35  Hen.  VIII,  ch.  5,  s.  14,  expressly  disables  corporations 
from  taking  by  devise,  upon  the  principles  of  the  Inw  against  iiKjrimain. 
Charitable  devises  constitute  an  exception  to  this  rule,  as  will  be  seen 
hereafter.(8) 

40.  In  New  York,  a  devise  to  a  corporation  is  void,  unless  expressly 
authorized  to  take  lands.  And  the  rule  applies  to  any  estate  or  interest 
in  real  property,  descendible  to  heirs.(9) 


(1)  Brunkeru  Cook,  11  Mod.  123;  Havve 
V.  Burton,  Comb.  84;  Arll]ur  w.  Bokenham, 
11  Mod.  157  ;  Combes  v.  Spencer,  2  Vern. 
415 ;  Girard  v.  City,  &a,  4  Rawle,  336. 

(2)  6  Cruise,  15;  Hall  v.  Hancock,  15  Pick. 
255  ;  Swift  v.  Duffield.  5  S.  &  R.  38.  See 
M'Kniglit  V.  Read,  1  Whart.  213  ;  Pratt  v. 
Flamer,  5  Har.  &  J.  10. 

(3)  BoQv.  Clarke,  2  H.  Bl.  399. 

(4)  Lit.  168;  Co.  Lit.  112  a. 

(5)  Kniglit  V.  Duplessis,  2  Ves.  362  ;  2  N. 


Y.  Rev.  St.  5T  ;  Vaux  v.  Nesbit,  1  M'Cord 
Chn.  352  ;  Hart  v.  Hart,  2  De.s.  58  ;  Fox  v. 
Southaek,  12  Mass.  143.  See  GiUi.  on  Dev. 
15;  Collingwood  v.  Pace,  1  Lev.  59;  1  Keb. 
174;   Brown's  P.  C.  91. 

(6)  Co    Lit.  3  b ;  Methani  v.  Devon,  1  P. 
Wms.  529. 

(7)  Bate  v.  Norton,  T.  Raym.  82. 

(8)  4  Kent,  50G,  7. 

(9)  2   N.  Y.  Rev.  St.  57;   Wright  v.  Trus- 
tees, &c.,  1  Hoffm.  225. 


(a)  See  Alien,  Descent,  for  important  changes  in  the  law,  relating  to  the  right  of  aliens  to 
hold  real  estate. 

(6)  Devise  to  the  wife  of  the  testator,  and  after  her  death  to  "  her  heirs  by  cons.inguinity," 
except  a  sister.  At  tiie  making  of  the  will  the  wife  was  pregnant,  but  the  testittor  was 
ignorant  ol  it.  Soon  after  his  death,  the  wife  married  again,  after  which  her  child  by  the 
testator  was  born,  and  died  in  six  months.  Held,  being zra  esse,  in  ventre  matris,  the  child 
took  the  remainder  as  heir  of  the  wife.     Watkins  v.  Flora,  8  Ired.  374. 
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41.  Ill  ^farjland,  a  devise  to  a  religious  society,  without  leave  of  the 
legislature,  is  voiil.(l)(«)  . 

42.  In  Ohio,  the  law  against  mortmain  is  not  adopted,  ihe  capaciij 
of  a  corporation  to  hold  lands  depends  on  its  charter.(2) 

43.  In  Connecticut,  it  is  said,  corporations  may  be  devisees,  but  not 
mere  voluntary  associations.(3)(/>)  ,  . 

41.  Devise  to  the  yearly  medlug  of  Quakers,  in  trust  for  tlie  school  in 
P.,  to  them,  l/ie  said  people  called  Quakers,  and  their  successors  \n  the  same 
faith,  forever.  Held,  the  individuals  composing  the  yearly  meeting  at 
the  testator's  death  could  not  take;  nor  the  meeting  itself,  as  a  volun- 
tary association.  Nor  could  it  take  in  trust,  though  incorporated,  unless 
explicitly  authorized  by  statute. (4) 

45.  In  Massachusetts,  toivns  aud  parishes  may  acquire  and  li old  pro- 
perty for  the  use  of  the  objects  and  purposes  of  those  institutions. 
Thus  the  latter  may  hold  lands  devised  to  them  for  the  support  ot 
schools.{D)  .  p    • 

46.  Devise  to  the  inhabitants  of  the  second  parish  in  A,  contiuing 
it  only  to  the  use  of  the  inhabitants  of  said  A.  This  parish  lucliKlecl 
certain  inhabitants  of  B.  Held,,  the  parish  for  this  reason  could  not 
take  ;  nor  the  inhabitants  of  A,  collectively,  not  being  a  corporation, 
nor  as  tenants  in  common. (6) 

47.  Where  a  devise  is  made  to  certain  ofdcers  of  a  corporation,  ca- 
pable of  taking,  and  their  successors,  for  the  use  of  the  corporation,  the 
officers  dejacto  mav  recover  against  one  not  claiming  under  the  devisor, 


(1)  Murphv  w.  Dallara,  1   Bland,  529. 

(2)  Walk   340. 

(3)  Dut.  93. 


(4)  Greene  v.  Dennis,  6  Conn.  293.     See 
Earle  v.  Wood,  8  Cush   690. 

(5)  First  Parish,  &c.  v.  Cole,  3  Pick.  232. 

(6)  Barker  v.  Wood,  9  Mass.  419. 


(a)  In  Pennsylvania,  a  devise  to  a  religious  association,  unincorporated  a*^  the  death  of  tlie 
test-ator,  but  subsequently  incorporated,  is  valid.  Zimmerman  v.  Anders,  6  Watts  ct  b.  218. 
In  Massachusetts,  a  bequest  to  a  foreign  corporation  is  vahd.     Burbank  v.  Whitney,  /4 


Pick   146.  ,       -T,  J-        1     • 

{b)  In  the  same  State,  it  is  held,  that  a  corporation  may  be  effectually  rfesm^eo!  ui  ajievise, 
witiiout  being  named.  Where  a  devise  was  made  to  "the  Missionary  Society  of  Foreign 
Missions,"  in  order  to  show  that  "the  American  Board  of  Commissioners  for  Foreign  Mis- 
sions" was  intended,  parol  evidence  is  admissible,  of  the  testator's  religious  views,  that  the 
latter  society  is  incorporated,  &c. ;  there  being  no  society  bearing  the  former  name,  and  the 
case  being,  therefore,  one  of  hitent  ambiguity.  Brewster  v.  McCall,  15  Conn.  274.  bo,  in 
case  of  a  devise  to  "  the  American  Tract  Society,"  there  being  two  associations  of  that  name, 
parol  evidence  may  be  offered  to  show  which  was  meant.  lb.  But,  under  a  devise  to 
"  the  Foreign  Mission  School  at  Coruwall,"  upon  proof  that  the  American  Board  had  estab- 
lished an  unincorporated  school  there,  which  was  discontinued  before  the  testator  s  death,  the 
devise  lapses.     lb.  , 

In  Massachuaetts,  a  parish,  as  well  since  as  before  the  repeal  of  Statute  1789,  c.  19,  oy 
Statute  1826,  c.  143,  is  legally  capable  of  taking  and  holding  gifts,  devises  and  bequests  ot 
real  and  personal  property,  for  the  purpose  of  maintaining  and  supporliug  schools.  White 
V.  South  Parish,  &c.,  13  Met.  506.  .  ■  .         a 

In  1829,  A,  B  and  C,  and  their  associates,  were  "incorporated  as  a  religious  society  ana 
bodv  politic  and  corporate,  with  all  the  powers,  privileges  and  immunities,  and  subject  to 
all  the  liabilities  of  parishes  according  to  the  constitution  and  laws  of  tliis  Commonwealth; 
and  a.uhorized  "to  hold  and  possess,  by  grant,  gift,  devi  e,  or  otherwise,  real  and 
pcrsmal  estate,  lor  the  purpose  of  supporting  public  worship,  and  other  parocliial 
charges '  Held,  the  act  of  incorporation  placed  the  society  on  the  same  fooling  wit.i  ail 
other  parishes  and  religious  societies  not  territorial,  and  the  society  had  a  legal  capacity  to 
take  and  hold  real  and  personal  property,  given  to  it  by  a  will,  in  which  the  testator 
directed  that  the  property  should  "  he  applied  for  the  benefit  of  schoohng  all  the  cluldren 
belonging  and  residing  in  said  parisli."  lb. 
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and  showing  no  title,  thougli  the  corporation  has  become  extinct,  or 
forfeited  the  estate  by  a  change  in  its  powers  or  rules.(l) 

48.  In  Yerrnont,  an  incorporated  church  or  society  cannot  take  by 
devise,  nor  a  person  in  a  name  of  office  derived  therefrom.  But  a 
church  may  take  the  use,  &c.,  of  land  devised  to  trustees,  and,  if  they 
decline  or  fail  to  execute  the  trust,  the  testator's  heirs  at  law  shall 
assume  it,  or  new  trustees  be  appointed. (2) 

49.  In  connection  with  the  inquiry  who  may  he  devisees,  may  be  very 
properly  stated  an  important  rule  of  law,  with  regard  to  the  terms  and 
conditions  upon  which,  alone,  under  certain  circumstances,  a  devisee 
may  avail  himself  of  the  devise.(a) 

50.  Where  a  will  contains  two  devises,  one  of  which  the  testator  lias 
power  to  make,  and  the  other  not,  and  the  former  is  made  in  favor  of 
one  with  whose  rights  or  property  the  latter  undertakes  to  interfere,  it 
is  the  general  rule,  that  the  will  shall  be  good  for-  the  whole,  or  void 
for  the  whole,'  and  that  such  devisee  cannot  make  claim  under  the  valid 
devise,  and  at  the  same  time  dispute  that  which  is  void.(3)  Lord  Ers- 
kine  says,(4)  a  person  shall  not  claim  an  interest  under  an  instrument, 
without  giving  full  effect  to  it,  as  far  aiS  he  can.  Lord  Alvanley  says,(5) 
no  man  shall  claim  any  benefit  under  a  will  without  conforming,  as  far 
as  he  is  able,  and  giving  effect  to  everything  contained  in  it.  This 
principle  has  been  called  a  rule  in  equitij,{h)  but,  in  the  same  case,  which 
was  a  bill  to  redeem  a  mortgage,  the  court  remarked,  that  the  plaintiff 
could  not  set  up  a  legal  or  equitable  claim  to  the  land.(6) 

51.  Devise  to  A,  a  daughter  of  the  testator,  of  lands  held  in  fee-sim- 
ple, and  to  B,  another  daughter,  of  lands  held  in  tail,  being  his  whole 
estate.  A  cannot  object  to  the  invalidity  of  the  latter  devise,  and  at 
the  same  time  claim  under  the  former  ;  there  being  an  implied  condi- 
tion that  there  should  be  mutual  releases.(7) 

52.  A,  by  marriage  articles,  agreed  to  settle  lands  to  the  use  of  him- 
self and  his  wife  for  their  lives,  remainder  to  the  use  of  the  heirs  of 
their  bodies.  He  afterwards  made  a  settlement  varying  from  the 
articles;  and,  on  the  marriage  of  B,  his  son,  settled  other  lands  on  him 
in  the  usual  manner,  and  levied  a  fine  of  lands  embraced  in  the  articles 
to  the  use  of  himself  in  fee.  'Bj  his  will,  A  devised  part  of  those  lands 
to  his  daughters,  and  the  rest  of  his  estates  to  C,  his  grandson.     Held, 


(1)  Rector,  &c.  v.  Pelham,  9  Mass.  501. 

(2)  Stone  v.  GrifBn,  3  Verm.  400. 

(H)  Morris  v.  Burrows,  2  Atk.  G29 ;  Bouo:h- 
toii  V.  Boughton,  2  Yes  14;  Vaux  v.  Nesbit. 
1  M'Cord's  Cha.  360;  Noys  v.  Mordaunt,  2 
Yern.  582;  Streatfleld  v.  Streattield,  Gas. 
Temp.  Tal.  183;  Churchman  v.  Ireland.  1 
Russ  &  My.  250  ;  Brown  v.  Ricketts,  3  John. 
Cha.  553.  See  Salmon  v.  Stuyvesant,  16 
Wend.  321 ;  Haydon   v.    Ewing,"  1  B:  Monr. 


114;  Westcott  v.  Cull  i  ford,  3  Hare,  265; 
Weeks  v.  Patten,  6  Sliepl.42  ;  Bacon  v.  Cosby, 
3  Eno-.  L.  &  Equ.  186.  See  E<,rremont«.  Lee, 
10.  188;   Miller  v.  Cotten,  5  Geo.  341. 

(4)  Thellusson  v.  Woodford,  13  Yes.  209. 

(5)  Whistler  v.  Webster,  2  Yes.  370. 

(6)  Hyde  v.  Baldwin,  17  Pick.  303. 

(7)  Noys  V.  Mordaunt,  2  Yern.  581 ;  Bor 
V.  Bor,  3  Bro.  Pari.  167  ;  Doe  v.  Cavendish.  4 
T.  R.  741. 


{a)  Where  the  specific  devisee  is  by  law  incapable  of  taking,  the  property,  as  in  case  of  a 
devise  which  lapses  by  the  death  of  the  devisee,  passes  to  the  heir.  Yan  Kleeck  v.  Xew 
York,  &o.,  20  Wend.  457. 

(b)  A  strong  operation  of  a  court  of  equity.  Blake  v.  Bunbury,  1  Yes.  jr.  523.  In  case  of 
a  clear  intention  to  that  effect,  tiie  rule  is  applied  even  to  infants  and/e?Hes  covert.  Robert- 
eon  V.  Stevens,  1  Ired.  Equ.  247. 

The  accidental  omission  of  one  of  several  tracts  of  land,  intended  to  be  devised,  will  not 
destroy  the  will,  thouirh  tiie  testator  designed  an  equal  distribution  of  his  estate,  wiiich  tiiis 
accident  disturbs,  and  though  the  omission  was  not  discovered  by  the  testator.  Hearn  v. 
Ross,  4  Harring.  46. 
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C  must  elect  whether  to  take  by  the  will  or  the  articles,  though  having 
the  legal  title  to  the  lands  embraced  in  the  latter.(l) 

53.  The  principle  of  election  does  not  apply,  where  a  will  undertakes 
to  dispose  both  of  real  estate  and  personal,  and  is  void  as  to  the  former, 
for  want  of  due  execution  or  for  incapacity  of  the  testator.  In  such  case, 
there  is  in  fact  no  disposition  of  the  land,  but  the  will  as  to  that  isvoid.(2) 

51.  Devise,  defectively  executed,  of  real  and  personal  estate,  for  life, 
to  the  widow  of  the  testator.  Held,  she  might  take  the  personal  estate, 
and  one-third  of  the  real,  accounting  for  the  rents  and  profits  while  she 
held  the  whole.(3) 

55.  But  it  has  been  usually  held  in  England,  that  the  principle  of 
election  does  apply,  where  an  heir,  claiming  under  the^will,  is  also 
entitled  to  land  which  the  will  undertakes  to  dispose  of,  bat  which 
does  not  pass,  by  reason  of  its  being  purchased  after  the  making  of  the 
will.  Nor  is  it  material  to  inquire  what  the  testator  would  have  done, 
had  he  been  aware  of  the  true  state  of  the  circumstances  and  the  extent 
of  his  power.  Nothing  can  be  more  dangerous,  than  to  speculate  upon 
what  he  would  have  done  if  he  had  known  one  thing  or  another.  It  is 
enough  to  say,  he  had  such  intention.  Whether  he  thought  he  had 
the  right,  or,  knowing  otherwise,  intended  by  an  arbitrary  execution  of 
power  to  exceed  it,  no  person  taking  under  the  will  shall  disappoint  it.(4:) 

56.  A  testator  devised  lands  to  trustees,  upon  trust  to  accumulate  the 
rents  for  a  certain  time,  and  directed,  that  if  he  should  contract  to  pur- 
chase lands  and  die  before  a  conveyance,  the  lands  should  be  conveyed 
to  the  trustees  upon  the  trusts  of  the  will.     He  also  made  a  devise  to 
his  son  and  heir.     After  the  execution  of  the  will,  the  testator  pur- 
chased lands,  and  died  without  republishing  it.     The  heir  brings  a  bill 
in  equity,  praying  for  the  purchase  of  lands  with  the  personal  estate, 
and  that  the  trustees  may  stand  seized  to  his  use.     Held,  he  was  bound 
to  make  an  election.     The  testator,  intending  to  apply  his  personal 
estate  to  the  purchase  of  lands,  was  not  aware  of  the  distinction  between 
real  and   personal  estate,  but  supposed  the  trustees  would   be  legally 
seized  of  the  lands  to  be  purchased  to  the  uses  of  the  will.     Under  this 
impression,  he  made  the  devise  to  his  heir,  supposing  that  the  whole 
property  and  arrangement  were  under  his  control.     The  case  is  not 
like  that  of  an  infant,  (as  in  Hearle  v.  Greenbank,)  for  here  the  testator 
had  a  clear  right  to  devise,  but  the  devise  fails  through  his  ignorance 
of  the  necessity  of  a  subsequent  will.     So  in  Noys  v.  Mordaimt,  although 
the  testator's  intention  was  clear,  yet  the  law  regarded  the  proof  by 
three  witnesses  as  so  important  a  part  of  the  transaction,  that  an  instru- 
ment not  thus  proved  had   no  legal  existence,  and  the  law  would  not 
notice  it,  or  allow  it  to  be  read.     These  are  the  only  instances  in  which 
the  principle  has  been  limited. (5)     It  is  clearly  applicable  to  an  heir  at 
law.     Thus,  where  the  testator  devises  to  his  heir  an  estate  which  he 
would  inherit  but  for  such  devise,  and  to  a  third  person  another  estate 
belonging  to  the  heir  himself,  it  is  said,  although  the  heir  might  be 
held  to  take  by  descent,  his  better  title,  yet  the  devise  shows  that  the 
testator  was  aware  of  his  power  to  devise  the  estate,  and  a  condition  is 
therefore  implied. (6) 


(1)  Streatfield  v.  Streatfield,  Forr.  176. 

(2)  Hearle  v.  Greenbank,  6  Cruise,  17-18. 

(3)  Snelgrovei".  Snelgrove,  4  Dess.  2-74. 

(4)  Thellusson  v.  Woodford,  13  Yes.  209. 


(5)  Thellusson  v.  Woodford,  13  Yes.  209  ;  1 
Dow,  249. 

(6)  See  Gilb.  Eq.  R.  15. 
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57.  A  late  case  in  England  seems  to  hold  a  similar  doctrine. 

58.  Devise  of  "all  aud  singular  my  estate  and  effects,  &c.,  real  and 
personal,  which  I  shall  die  possessed  of,"  &c.  There  was  also  a  devise 
to  the  heir  at  law.  Held,  he  could  not  avail  himself  of  this  devise, 
without  giving  efiec't  to  the  former  clause,  in  relation  to  afterrpurchased 
lands.(l) 

59.  In  a  late  case  in  Pennsylvania,  the  English  cases  upon  this  su  - 
ject  were  elaborately  reviewed,  and  it  was  held,  that  the  principle.of 
election  does  not  apply  in  the  case  of  lands  purchased  after  the  will  was 
made,  because  this  principle  is  founded  upon  the  consideration,  that 
the  testator  has  in  view  the  property  which  he  attempts  to  dispose  of, 
and  distinctly  designs  the  other  as  a  substitute  for  it,  in  favor  of  the 
heir,  and  in  the  case  of  after-purchased  lands  no  such  intent  can  exist. 
A  distinction  is  also  taken  between  the  implied  condition  of  fairness 
and  equity,  that  a  devisee  shall  not  accept  a  gift,  and  do  anything  seem- 
ingly in  opposition  to  the  intention  or  wish  of  the  testator,  and  an  ex- 
press condition,  a  violation  of  which  would  in  every  case  alike  forfeit  the 
devise.  It  is  further  remarked,  that  the  principle  in  question  has  never 
been  extended  beyond  the  point  of  enforcing  the  devise  to  a  third 
person  as  against  the  heir.  It  has  never  gone  so  far  as  to  cause  a  for- 
feiture of  the  whole  property  given  to  the  heir.  Equity  proceeds  upon 
the  principle  of  compensation^  and  for  this  purpose  sequesters  the  estate 
devised  to  the  heir.  But  its  office  is  not  to  dec\a.Ye  n,  forfeiture,  but 
rather  to  save  from  it.(2) 

59  a.  In  the  same  State,  where  a  testator  devises  two  tracts  of  land, 
of  different  value,  to  different  persons,  and  the  devisee  of  the  tract  of 
inferior  value  elects  to  take  the  other  by  a  paramount  title  ;  the  devisee 
of  the  latter  tract  may  recover  the  former  in  ejectment,  and  need  not  re- 
sort to  equity  for  compensation. (^) 

59  b.  So  where  a  feme  covert,  who  is  tenant  in  remainder,  dependant 
upon  an  estate  tail,  accepts  a  legacy  undt-r  the  will  of  her  father,  who, 
acting  on  the  validity  of  a  deed  of  partition  of  the  estate  tail,  and  as- 
serting a  several  estate  in  himself  by  virtue  of  such  deed,  devised  the 
same  in  fee  to  his  sons;  she  is  barred  by  her  election  ;  and,  inasmuch 
as  the  will  stipulated  for  a  general  release  by  her,  the  presumption  is, 
after  the  lapse  of  over  one  hundred  years,  that  the  legacy  was  paid  to  her, 
and  that  she  executed  the  release.  The  doctrine  of  election  applies  to 
persons  under  disabilities,  and  to  interests  immediate,  or  remote  and 
contingent,  of  value,  or  not  of  value.(4) 

59  c.  In  Vermont,  a  testator  devised  certain  land  of  his  wile,  in 
which  he  had  only  an  estate  by  the  curtesy,  to  his  son  ;  and  to  his  wife, 
for  life,  the  use  of  one-third  of  his  real  estate,  and  the  right  of  occu- 
pying part  of  his  dwellingdiouse,  and  also  certain  personal  property; 
and  tlic  residue  of  his  property,  real  and  personal,  to  all  his  children, 
including  his  son,  who  were  also  the  heirs  at  law  of  the  wife.  The  will 
was  proved  without  opposition  ;  and  the  widow,  until  her  death,  and 
all  the  children,  continued  to  live  together  on  tlie  estate,  without 
any  division  of  the  property,  or  setting  off  dower;  and  the  children 
continued  to  live  together  until  long  after  her  death.     Held,  the  heirs 


(1)  Olinrcliman  v.  lr>Aan(].  1  Rugs.  &  My. 
250.     Bui  see  Back  v.  Kc-lt,  Jap.  534. 

(2)  Philadelphia  v.  Davis,  1  Whart.  490. 


(3)  Lewis  V.  Lewis,  1  llarr.  79. 

(4)  Tieruati  v.  Roland,  3  Harris,  429. 
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at  law  of  the  widow  were  not  estopped,  to  deny  the  validity  of  the 
devise  of  her  land.(l) 

59  d.  In  Virginia,  devisees,  having  an  equitable  interest  in  land  sold 
by  the  testator,  may  assert  it,  though  taking  under  the  will;  such  in- 
terest not  being  devised. (2) 

60.  Chancellor  Kent  is  of  opinion,  that  an  heir  cannot  claim  under 
the  will  without  allowing  a  devise  of  after-purchased  lands.(8) 

61.  The  principle  above  referred  to  has  been  remotely  recognized  by 
a  statute  of  Connecticut,  which  provides,  that  where  a  devise  is 
avoided  for  informal  execution  of  the  will,  which  also  contains  a  valid 
legacy  to  an  heir  ;  the  latter  is  an  advancement.{i){a) 

62.  With  regard  to  the  kind  of  proper ti/  which  may  be  devised,  a 
devise  applies  only  to  real  estate;  the  interests  in  which,  enumerated 
by  the  statute  of  wills,  are  "  manors,  lands,  tenements,  rents,  or  other 
hereditaments,  in  possession,  reversion,  or  remainder." 

63.  The  general  rule  upon  the  subject  is,  that  an  estate  which  can- 
not at  common  law  be  coriveyed,  by  act  executed  in  his  life  by  advice  of 
counsel  learned  in  the  law,  cannot  be  devised  by  the  will  of  a  man,  who 
is  intended  by  law  to  be  ino2:)s  consilii.{p) 

64.  Determinable  or  base  fees  are  devisable,  as  well  as  fees  simple. 
So  an  estate  pour  autre  vie^  under  the  term  lands.{6) 

65.  A  term  for  years  is  devisable,  independently  of  the  statute, 
being  personal  estate.  The  consent  of  the  executor  is  necessary  to 
complt^te  the  devisee's  title;  but,  if  the  terra  be  devised  to  A  for  life,  re- 
mainder to  B  in  fee,  an  assent  to  the  former  devise  is  sufficient  for 
both. (7) 

66.  Trusts,  like  uses  at  common  law,  are  devisable ;  and  the  devise 
operates  .as  a  direction  to  the  trustee  to  convey  the  estate  to  the 
devisee. (8) 


(1)  Fitts  V.  Cook,  5  Gush.  596. 

(2)  Niirman  v    Cunuinghara,  5  Gratt.  63. 
(B)  4  Kent,  510,  n. 

(4)  Con.  St.  211-12. 

{5j  Corbet's  case,  1  Rep.  85  b. 


(6)  Cowper  v.  Fraiikline,  3  Bulstr.  184. 

(7)  Lampet's  case,  10  Rep.  47  h. 

(8)  Wagstafif  v.  Wagstaff,  2  P.  Wms  258. 
As  to  the  devise  of  an  equitable  estate  tail, 
see  Trash  v.  W.ood,  4  My.  &  C.  324. 


(a)  The  following  case  in  South  Carolina,  relating  chiefly  to  personal  property, recognizes 
the  niic  stated  in  the  text: 

A  directed  his  whole  estate  to  be  kept  together,  until  its  income  should  be  sufficient  to 
pay  his  debts  and  legacies..  He  also  devised  as  follows:  to  his  daughter  B,  who  with  her 
faiiiily  iiad  resided  with  the  testator,  a  certain  house  lot  where  he  had  lived  ;  to  the  ciiildren 
of  his  diiuirhter  C,  certain  bonds  and  other  securities  against  their  father:  a  certain  estate, 
which  he  hat  purchased  from  iiis  son-in-law,  the  husband  of  B,  in  trust  for  her  use.  he  de- 
vised to  be  held  accordins>:  to  the  trust  in  his  will  and  not  in  the  deed  to  him  ;  to  fnur  ciiil- 
dren of  liFs  deceased  daughter  D,  one  of  whom  died  before  tlie  date  of  his  will,  he  gave 
three  thousand  dollars  each,  the  share  of  any  one  dying  before  he  arrived  at  age,  or  day  of 
marriatrc  to  go  to  the  survivors;  certain  property  in  slaves,  which  had  come  to  the  testator's 
wife  liy  will,  giving  her  a  life  estate  with  remainder  to  her  children  lawfully  begotten,  the 
testator  included  in  the  residuary  clause  to  be  divided  among  his  two  daughters,  B  and  C. 
Held,  that  B  and  the  children  of  C  were  entitled  to  the  immediate  possession  of  their  de- 
vises, and  tliat  they  were  not  to  be  kept  with  the  rest  of  the  estate  for  aceumulating  its 
income;  tliat  the  tru.st estate  which  A  had  purchased  from  B's  husband,  came  under  the  prin- 
ciples of  election  and  that  the  same  principles  applied  to  the  estate  devised  to  his  wife,  except 
that  as  there  would  be  a  difference  in  the  amount  of  the  two  daughters,  a  part  of  tlie  elect- 
ing partv's  estate  should  be  sequestered  to  equalize  the  estate  of  her  co-legatee;  and  lastly 
that  the  children  of  D  were  entitled  to  twelve  thousand  dollars  to  be  divided  between  them, 
as  the  share  of  the  one  dying  before  the  date  of  the  will  did  not  lapse  but  went  to  the  sur- 
vivors.    Lawton  V.  Hunt,  4  Strobh.  Eq.  1. 
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67.  Where  one  lias  contracted  for  the  purchase  of  lands,  he  may 
devise  them  in  equity,  having  an  equitable  seizin.  Nor  does  it  make 
any  diflerence,  that  a  future  day  is  fixed  for  the  execution  of  the  bar- 
gain on  both  sides,  and  that  the  will  is  made  before  this  day  arrives. 
So,  although  the  agreement  is  merely  parol,  if  by  an  admission  or  by 
part  performance  it  becomes  binding  on  the  parties,  the  lands  will  pass 
by  a  will  of  the  purchaser,  but  not  other\vise.(l)(a)     (See  ch.  32.) 

68.  It  is  said,  a  mortgage  is  devisable  after  breach  of  condition,  not 
before,  being  a  mere  naked  condition.  So  an  equity  of  redemption  is 
devisable.(2) 

69.  A  rent  is  devisable,(3) 

70.  Franchises,  which  are  not  of  a  certain  yearly  value,  are  not 
devisable;  such  as  the  right  to  waifs,  estrays,  &c.  But  franchises  of 
a  certain  value  are  devisable,  unless  restricted  to  the  grantee  and  his 
heirs.  Also  those  of  the  former  class,  if  annexed  to  something  of  cer- 
tain value — as  a  manor — which  is  devised,  tuith  the  appu7^tenaiices.{-i) 

71.  It  was  formerly  supposed  that  contingent  interests  in  land  are 
not  devisable.  But  the  law  seems  to  be  now  settled  otherwise.  (See 
Yol.  I,  p.  556 ;  Infra,  sec.  81,  n.)  Lord  Mansfield  remarked,  that  all 
contingent,  springing  and  executory  uses,  where  the  person  who  was  to 
take  was  certain,  so  that  the  same  might  be  descendible,  were  de- 
visable.(i)  Lord  Northington,  alluding  to  the  same  principle,  said,  the 
point  is  settled,  and  ought  not  to  be  shaken.  It  is  a  liberal  and  right 
determination.  Lord  Kenyon  remarked,  that  the  clause  in  the  statute 
of  wills,  enabling  any  person  "  having  manors,  lands,"  &c.,  to  devise 
them,  meant  "  having  any  interest  in  lands  ;"(c)  and  he  distinguished 
between  a  contingent  interest  and  the  mere  i^ossihility  or  hope  of  suc- 
cession of  an  heir.(5) 

72.  Thus,  where  A,  tenant  for  life,  and  B,  having  a  remainder  in 
tail,  joined  in  a  common  recovery  for  the  purpose  of  barring  the  entail, 
and,  after  the  execution  of  a  deed,  declaring  the  uses  to  A  for  life  and 
B  in  fee,  but  before  the  return  of  the  writ  of  entry  sued  out  to  com- 
plete the  proceedings,  B  made  his  will,  devising  the  lands  ;  held,  B's  in- 
terest passed  by  the  devise.(6) 

73.  Devise  in  trust  for  A ;  and,  if  he  die  without  issue,  an  inflmt. 
then  devise  to  B  in  fee.  B  dies,  living  A,  having  devised  all  his  estate, 
in  possession,  remainder,  &c.  A  dies,  under  age,  and  without  issue. 
Held,  the  devise  of  B  was  good.(7) 


(1)  1  Cha.  Cas.  39;  Ackerley  v.  Vernon,  9 
Mod.  78;  Greenhill  w.  Greenhill,  Prec.  in  Cha. 
320 ;  Livingston  v.  Newliirk,  3  John.  Cha. 
316;  Irwin  v.  Hamilton,  6  S.  &  R.  208; 
Hundley  v.  Lyons,  5  Munf.  342 ;  Potter  v. 
Potter,  1  Ves.  437  ;  Smith  v.  Jones,  4  Ohio, 
121 ;  Lancrford  v.  Pitt,  2  P.  Wms.  629.  (See 
2  Ohio,  386.) 

(2)  2  Cha.  Cas.  8;  How  v.  Vigneres,  1  Cha. 
R.  18;  Philips?;.  Hele,  lb.  101. 


f3)  Co. "Lit.  Ill  a,  n.  5. 

(4)6  Cruise,  26;  3  Rep.  32  b. 

[a)  Fearne,  537  ;  Selwin  v.  Selwin,  1  Bl. 
R  222,  251;  2  Burr.  1131;  Ree  v.  Jones,  1 
H.  Bl.  33 ;  Moore  v.  Hawkins,  2  Eden,  342 ; 
Jones  V.  Roe,  3  T.  R.  88 ;  Perry  v.  Phelips, 
1  Ves.  jun.  251;  4  Kent,  510;  Cruger  v. 
Heyward,  2  Desaus.422. 

(6)  Selwin  v.  Selwin,  1  Bl.  R.  222,  251. 

(7)  Moor  V.  Hawkins,  1  H.  Bl.  33. 


(a)  Tliis  last  point  has  been  held  questionable  in  South  Carolina.  Thomson  v.  Scott,  1 
M'Cord  Cha.  32. 

{h)  This  last  test  was  also  adopted  by  Judge  Buller.     Jones  v.  Roe,  3  T.  R.  95-6. 

(c)  Statute  34  and  35  Hen.  VIII,  which  is  explanatory  of  the  statute  of  wills,  uses  the  words, 
"a  sole  estate  or  interest." 
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74.  Devise  to  A,  till  some  one  of  Ins  younger  sons  comes  of  age  ;  if 
no  one  of  them,  but  only  one  son  of  A  should  come  of  age,  then  till 
such  son  comes  of  age.  When  any  of  the  younger  sons  come  of  age; 
then  to  such  son  in  fee.  The  testator  died,  leaving  B  and  C,  the 
sons  of  A.  B  having  died  under  age,  C,  in  the  lifetime  of  A,  only 
made  a  will,  devising  all  the  estate  in  possession,  &c.,  that  he  should 
die  interested  in,  (using  the  most  comprehensive  terms.)  Held,  even  if 
C  had  only  a  springing,  contingent,  executory  use,  it  was  still  dcvi- 
sable.(l) 

75.  The  right  of  entry  remaining  in  a  reversioner,  &c.,  after  the 
wrongful  conveyance  of  a  particular  tenant,  (and,  it  seems,  any  other 
mere  right  of  entry  or  condition,  disconnected  from  a  reversion,  &c.,)  is 
not  devisable  ;  not  being  assignable  at  common  law,  and  not  fulling 
within  the  words  of  the  Statute  32  Henry  VIII,  "  manors,  lands,  tene- 
ments," &c.,  or  those  of  Statutes  34  and  35  Henry  VIII,  "an  estate  or 
interest  in  fee,  &c.,  in  possession,  reversion,  or  remainder."(a)  It  is 
said,  whatever  mischief  or  hardship  might  arise  from  this  rule,  it  could 
be  remedied  only  by  positive  law ;  and  the  propriety  of  applying  such 
a  remedy,  whereby  the  same  rights  of  entry  and  action,  which  belong 
to  the  heir,  might  be  extended  to  the  devisee,  was  a  question  particu- 
larly fit  for  the  consideration  of  the  legislature.(2) 

76.  Settlement  upon  the  survivor  of  A,  B  and  C.  Neither  of  these 
parties  can  devise  his  interest,  it  being  a  mere  possibility. (3) 

77.  A  disseisee  may  perhaps  devise  his  right  and  interest  io  the  dis- 
seizor by  name,  by  way  of  release  recognizing  his  possession ;  but  not 
to  any  other  person.('i) 

78."  A  conveyance  obtained  by  fraud  and  imposition,  acknowledged 
and  recorded,  but  under  which  no  possession  is  taken  till  after  the  grant- 
or's death,  is  not  a  disseizin  which  disables  him  to  devise  the  land. (5) 

7.:'.  So,  after  making  a  deed,  which  is  not  recorded,  and  under  which 
no  possession  is  taken,  the  grantor  may  make  a  valid  devise  of  the 
land.(6) 

80.  In  ISTew  York,  it  has  been  held  that  a  right  of  entry  is  devisable ; 
and  now,  by  statute,  every  thing  descendible  may  also  be  devised. (7) 
So  in  Massachusetts,  and,  it  is  said,  in  Pennsylvania  and  Virginia,  rights 
of  entry  are  devisable.(8)(i) 

(1)  Hoe  V.  Jones,  1   H.  Bl.    30;  Jones  v.  \      (4)  Poor  v.  Robinson,  10  Mass.  136. 
Roe,  3  T.   R.  88;  Perry  w.  Phelips,    1   Ves.  !      (5)  Smithwick  v.  Jordan,  15  Mass.  113. 
jun.'251.  I      (6)  Whittemore  v.  Bean,  6  N.  H.  47. 

(2)  Jones  f.  Roe,  3  T.  R.  88;  4  Kent.  510;  I  (7)  Jackson  v.  Varick,  7  Cow.  238;  2 
Goodriglitw.  Forrester,  6  Cruise,  31  ;  Corbet's  [  Wend.  166 ;  2  N.  T.  Rev.  St.  57  ;  Mass.  Rev. 
case.  I'^Rep.  85  b  ;  Butler's  case,  3  Rep.  32  a  ;  j  St.  416. 

Lord  Mounljov,    Godb.   17  ;    1    Taun.    578.        (8)  4  Kent.  512  ;  Watts  r.  Cole,  2  Leigh, 
See  Hyer  v.  Shobe,  2  Munf.  200.  |  664  ;  3  Lom.  20. 

(3)  Doe  V.  Tomkinson,  2  M.  &  S.  165.  | 


(a)  But  see  St.  7  Wrn.  IV,  and  1  Vict.  ch.  26.  A  right  of  re-entry,  for  breach  of  condition 
contained  in  a  grant  in  fee,  reserving  rent,  does  not  pass  by  a  devise  of  tlie  premises  as  land. 
Herrington  v.  Budd,  5  Denio,  321. 

(6)  In  Ohio,  New  Hampsiliiro  and  Verniont,  also,  the  terms  used,  to  express  the  kinds  of 
property  which  may  be  devised,  are  peculiarly  broad  and  comprehensive.  Ohio  St.  242  ;  1 
Verm.  L.  336;  N.  H.  Rev.  St.  311.  In  Maine,  property  of  which  the  devisor  is  lawfully 
seized.  Rev.  St.  375.  But  another  section  authorizes  the  devising  of  land  upon  which  the 
testator  has  a  right  of  entry ;  though  he  be  dis.seized  before  or  after  the  will  is  made. 

A  mere  wrong  doer,  who  has  only  a  color  of  title,  cannot  pass  any  estate  by  will.  Smith 
v.  Bryan,  12  Ired.  11. 
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81.  A  devise,  whenever  allowed  by  law  previous  to  the  statute  of 
wills,  was  regarded  as  an  ai^jiomiinent  to  uses^  and  therefore  limited  in  its 
■operation  to  such  lands  as  the  testator  had  at  the  time  ofmaldng  the  icill. 
The  same  principle  was  afterwards  adopted  in  construing  the  statute 
of  wills;  founded  upon  the  use  of  the  word  having^ — ("every  person 
having  lands,"  &c.)  Upon  this  ground,  in  pleading  a  will,  it  is  always 
averred  that  the  testator  was  seized  in  fee ;  and,  being  so  seized,*  made 
his  will.  Nor  does  it  make  any  difference,  that  the  will  b}^  its  terms 
intends  and  purports  to  devise  whatever  lands  the  testator  shall  be 
seized  of  at  his  decease.  In  an  early  case,(l)  it  is  said  to  have  been  de- 
termined in  89  Henry  VI,  18,  that  after-purchased  land  may  pass  by  a 
devise,  because  the  will  shows  an  intention  to  purchase  it,  and  the  will 
would  otherwise  be  void.  But  this  remark  has  since  been  said(2)  to 
have  been  made  by  counsel^  not  by  the  court;  and  the  rule  is  perfectly 
well  settled  the  other  way.(3)(a) 

82.  Upon  this  principle,  where  land  is  held  in  joint  tenancy,  (in 
which  case,  ns  has  been  seen.  Vol.  I,  p.  583,  it  is  not  devisable  by  one 
of  the  tenants,)  and,  after  a  devise,  by  one  of  the  owners,  of  his  share, 
partition  is  made,  the  devise  is  still  void.  The  statute  of  wills  ex- 
pressly mentions  a  sole  estate,  or  one  in  co-parcenary  or  in  common. (4) 

83.  The  above  rule  does  not  depend  upon  intention,  nor  upon  the 
restrictive  words  of  the  English  statutes  ;  for  it  has  been  held  equally 
applicable  to  devises  hy  custom,  and  not  by  statute.  It  is  analogous  to 
the  rule  which  governs  in  a  covenant  to  stand  seized  to  uses,  which, 
though  construed  by  the  intention^  cannot  operate  upon  future  pro- 
perty.(5) 

84.  In  some  instances,  where  the  interest  purchased  after  the  making 
of  the  will  is  merely  incident  to  or  involved  in  an  estate  previously 
owned,  the  former  will  pass  by  devise.  As  in  England,  where  a  manor 
is  devised,  and  a  tenanc}^  subsequently  escheats,  or  a  copyhold  is  pur- 
chased— more  especially  if  the  manor  is  devised  with  the  appurtenances. 
So  land  contracted  for  may  be  devised  in  equity.  And  where,  after 
a  contract  for  the  purchase  of  land,  and  part  of  the  price  paid,  the  pur- 
chaser devises  it,  then  pays  the  balance  and  takes  a  deed  ;  this  is  a  re- 
vocation only  at  law,  but  not  in  equity.  (See  oh.  98.)  But  ground- 
rents,  reserved  in  a  conveyance  subsequent  to  the  making  of  the  will, 
will  not  pass  thereby.  So,  where  a  testator,  at  the  time  of  making  his 
will,  before  the  Eevised  Statutes  (of  Massachusetts)  took  effect,  held 
land  in  mortgage,  afterwards  devised  all  his  real  estate,  and  then  fore- 
closed ;  held,  the  mortgaged  land  did  not  pass.(6) 


(1)  Brelt  V.  Rigdon,  Plow.  344. 

(2)  Bunker  v.  Coke,  11  Mod.  lOG,  122; 
Fitzg.  225. 

(3)  Arthur  v.  Bokenliam,  11  Mod.  163; 
Fitzg.  233;  Ilogan  v.  JaLkson,  Cowp.  305; 
3  Rep.  30  b;  Bunker  v.  Coke,  11  Mod.  106, 
122;  1  Salk.  237;  Brewster  v.  M'Call,  15 
Conn.  274;  Meudor  v.  Sorsby,  2  Alab.  (N.  S.) 
712;    Rossv.  Ros?,  12  B.  Mon.  437. 

(4)  Lit.  287;  Co.  Lit.  185  a;  3  Rep.  25; 


Butler  V.  Barker,  Popli.  87  ;  Swift  v.  Roberts, 
3  Burr,  1488;    1  Bl.  R.  476. 

(5)  Girard  v.  City,  &c.,  4  Rawle,  335 ;  Tel- 
verton  v.  Yelverton,  Cro.  Eliz.  401. 

(6)  Bunter  v.  Coke,  1  Salk.  238  ;  1 1  Mod. 
129;  Roe  v.  Wegg,  6  T.  R.  708;  Livingston 
V.  Newkirk,  3  John.  Cha.  312;  Clapper  v. 
House,  6  Paige,  149;  Mullock  v.  Sou.ler,  5 
Watts  &  S.  198 ;  Brighara  v.  Winchester,  1 
Met.  390. 


(a)  But  by  St.  1  Vict,  di  26,  every  thing  may  bo  devised  which  would  otherwise  go  to 
the  heir,  including  contingent,  executory  and  future  interests,  rights  of  entry,  and  property 
acquired  after  the  making  of  the  will. 

Under  this  statute,  a  devi.'^o  of  "  all  my  estate  and  eflecta"  passes  after-purchased  lands. 
Stokes  V.  Salomons,  4  Eng.  L.  &  Equ.  133. 
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85.  A  term  for  years  will  pass  bj  will,  thougli  subsequently  pur- 
chased, being  a  chattel  real ;  and  the  will  operating  in  such  case  as  a 
testament,  not  as  a  devise.(l) 

86.  On  the  other  hand,  lands  will  not  pa?s  by  devise,  though  the 
testator  be  seized  of  them  at  the  making  of  the  will,  unless  he  is  also 
seized  at  his  death.  Thus,  a  devise  is  defeated  by  a  subsequent  dis- 
seizin of  the  testator;  but,  if  he  re-enter,  it  becomes  again  valid.  So, 
a  conveyance  revokes  a  prior  will.(2) 

87.  Inasmuch  as  after-purchased  lands  cannot  pass  by  a  devise,  no 
regard  will  be  paid  to  the  manifest  intention  of  the  testator  to  devise 
them,  in  marshalling  the  estate  to  be  sold  for  payment  of  debts.  Thus, 
where  the  testator  ordered  that  his  debts  should  be  paid,  devised  spe- 
cific lands  to  A,  and  all  the  residue  of  which  he  should  die  seized  to  B, 
and  acquired  lands  after  making  the  will ;  held,  the  executor  should 
sell  for  paym.ent  of  debts,  first  the  lands  devised,  but  not  specifically, 
and  then  the  descended  lands,  intended  to.be  devised.(3)(a) 

87  a.  The  principles  above  stated  have  been  changed  by  statute  in 
many  of  the  States.  And  it  has  been  held,  that  where  the  la\v  of  a  State^ 
in  which  a  will  is  made,  does  not  permit  a  devise  of  after-acquired 
property;  but  the  land  in  question  lies  in  a  State  where  such  disposi- 
tion is  allowed  ;  the  land  will  pass,  if  included  in  the  terms  of  the 
will.(4) 

88.  In  Virginia,  by  statute,  a  devise  may  embrace  after-purchased 
lands,  but  not  unless  there  is  a  clear  intention  to  that  effect.(5) 

89.  In  Pennsylvania,  in  a  late  case,  it  was  held,  upon  an  elaborate 
■review  of  the  course  of  legislation  relating  to  v.'ills,  that  the  English 
law  is  there  in  force.  The  words  of  the  statute  are,  "wills  so  proved, 
shall  be  good,  &c.,  for  the  graniing,  conveying,  and  assuring  lands,  &c., 
as  well  as  goods,"  &c. ;  and  it  was  contended  that  future  lands  as  well 
as  goods,  therefore,  might  be  disposed  of  by  will.  But  the  court  de- 
cided, that  a  different  inference  was  to  be  drawn  from  the  words  grant- 
ing, &c.,  which  were  terms  of  conveyance.  (A  subsequent  statute  pro- 
vides otherwise.)(6)(6) 

90.  In  New  York,  Pennsylvania,(c)  Massochusett?,(c)  New  Hamp- 
shire,(c-)  Ohio,(c)  Maine,(c)  Vermont  and  Kentucky,  after-purchased  lands 


(1)  Wind  V.  Jekyl,  1  P.  Wms.  575;  Carte 
V.  Carte.  3  Atk.  176. 

(•2)  Holt,  748;  Koe  v.  Griffitlis,  4  Burr. 
1961 ;  Atty.  &c.  v.  Vifior,  8  Ves.  282  ;  Bro. 
Abr.  Devise,  pi.  15  ;  1  Rolle's  Abr.  615  :  Teb- 


bott  V.  Voules,  6  Sim.  40  ;  Lock  v.  Foote,  5, 
G18;   Hall-y.  Bray,  Goxe,  212. 

(3)  Hays  v.  Jackson,  6  Mass.  149. 

(4)  Wynne  v   Wynne,  23  Miss.  251. 

(5)  Smith  V.  Edrin^ton,  8  Crancli,  66. 

(6)  Girard  v.  Philadelpliia,  4  Rawle,  323. 


(a)  But  where  the  will  directs  an  appropriation  of  certain  lands  to  the  payment  of  debts, 
whicli  llie  testator  afterwards  sells,  and  purchases  others ;  on  application  of  the  legatee  of 
the  personal  property,  the  court  will  order  a  sale  of  the  after-purchased  lands  for  the  pur- 
pose above-named.  Lee,  &c.,  18  Pick.  285.  In  Kentucky,  it  is  held,  that  a  general  charge 
of  debts  upon  lauds  does  not  extend  to  after-purchased  lands.  Warner  v.  Sweariugen,  6 
Dana,  198. 

(h)  But  this  does  not  apply  to  a  will  executed  prior  to  its  passage.  Mullock  v.  Souder,  5 
Watts  &  S.  198. 

(c)  111  Massachusetts,  Maine.  New  Hampshire  and  Ohio,  if  there  is  a  plain  or  clear  intent 
to  pass  ti.em  ;  in  Pennsylvania,  unless  there  is  a  contrary  intent.  See  Brigham  v.  Winches- 
ter, 1  Met.  390.  In  Kentuck}^  a  general  disposition  of  real  estate  is  not  sufficient  proof  of 
such  intention.     Warner  v.  Swearingen,  6  Dana,  198. 

In  Massacimsetts,  the  act  applies  to  wills  made  before  it  took  effect.  Cushing  v  Aylwin, 
12  Met.  169  ;  Pray  v.  Waterston,  lb.  262.    And  if  the  will  says  "  all  my  property,  including" 
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pass  hy  devise,  if  it  is  so  intended.  In  South  Carolina,  tlie  words  of 
the  statute  are  "  any  right  or  title  ;"  and  it  has  been  contended,  that  the 
former  word  embraces  some  interests,  which  are  not  devisable  by  the 
English  law.  In  Connecticut,  by  an  act  of  1831,  after-purchased  lands 
pass  by  devise.  But  the  act  has  been  held  inapplicable  to  a  will  made 
before  its  passage,  though  the  testator  died  after.  In  North  Carolina, 
contingent  interests,  rights  of  entry,  and  after-purchased  lands,  will 
pass  by  devise.  No  act,  subsequent  lo  the  making  of  a  will,  except  a 
revocation,  shall  prevent  its  operating  upon  such  property  as  the  testa- 
tor has  at  his  death.    The  will  is  to  speak  as  if  made  at  that  time.(l)(a) 


(1)  2  IS".  Y.  Rev.  St.  57;  4  Kent,  512; 
Turpin  v.  Turpin,  1  "Wash.  75  ;  Kjevv.  Shobe, 
2  Munf.  200;  Watts  v.  Cole,  2  Leigh,  664; 
Verm.  Rev.  St.  254;  Swan,  999;  N.  H.  Rev. 
St.  311 ;  Smith  v.  Jones,  4  Ohio,  115  ;  Thom- 


son V.  Scott,  1  McCord's  Cha.  41 ;  Mass.  Rev. 
St.  417  ;  Park  &  J.  467  ;  Brewster  v.  McCall, 
15  Conn.  274;  N.  C.  St.  1844-5,  125-6; 
Maine  Rev.  St.  376. 


a  certain  specific  estate ;  still,  after-purchased  land  will  pass,  such  being  the  apparent  in- 
tent,    lb. 

Under  the  Rev.  Sts.  c.  62,  sec.  3,  which  provide  for  the  passing,  by  will,  of  after- purchased 
real  estate,  "  if  such  shall  clearly  and  manifestly  appear,  by  the  will,  to  have  been  the  inten- 
tion of  the  testator,"  it  is  not  necessary  that  the  intention  should  be  manifested  by  an  express 
declaration,  if  it  can  be  inferred  from  the  several  provisions  of  the  will;  and  the  true  ques- 
tion seems  to  be,  whether  the  testator  intended  to  die  testate  as  to  all  the  property  which 
he  might  leave,  or  whether  he  was  content  to  die  intestate  as  to  a  part,  and  leave  it  to  be 
distributed  according  to  law.     Brimmer  v.  Sohier,  1  Cush.  118. 

Wherever  there  is  a  devise  of  the  whole  estate,  or  of  all  the  residue  of  the  estate,  of  a  tes- 
tator, there  being  both  real  and  personal  estate  upon  which  the  will  may  operate,  an  hiten- 
tion  to  give  after-acquired  real  estate  may  perhaps  be  justly  inferred,  unless  there  be  some 
indication  of  a  different  intention  to  be  found  in  the  will.     lb. 

It  is  sufficient  if  it  appear,  by  the  'whole  scheme  and  tenor  of  the  will,  that  the  testator 
intended  to  make  a  full  and  entire  disposition  of  his  whole  property.  Wmchester  v.  Forster, 
3  Cush.  3G6. 

In  Kentucky,  by  his  will,  the  testator  gave  all  his  estate,  real  and  personal,  to  his  wife 
for  life,  and  after  her  death  to  A.  After  the  making  of  tiie  will,  he  acquired  a  slave  and  a 
tract  of  land.  Held,  the  slave  passed  by  the  will,  but  the  land  did  not ;  no  intention  to  pass 
it  being  expressed  or  necessarily  implied.     Marshall  v.  Porter,  10  B.  Mon.  1. 

(a)  The  statute,  making  devises  to  operate  on  such  real  estate  as  the  testator  may  have 
had  at  the  time  of  his  death,  was  prospective,  merely,  and  did  not  extend  to  wills  made  and 
published  before  that  act  went  into  operation,  though  the  testator  did  not  die  until  after- 
wards, unless  there  had  been  a  republication  of  the  will  after  the  act  went  into  operation. 
Williams  v.  Davis,  12  Ired.  21  ;  Butler  v.  Spreight,  9,  288, 

In  Missii?sippi,  a  devise  of  "all  tire  balance  of  the  testator's  property,  both  real  and  per- 
sonal, to  the  exclusion  of  all  others,"  clearly  shows  the  intention  of  the  testator  to  dispose 
of  all  real  €State  of  which  he  should  die  seized.     Wynne  v.  Wynne,  23  Miss.  251. 
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FORMALITIES    OF    A    DEVISE 


1.  Devise  must  be  in  writing — statute  of 
frauds. 

6.  Sealing,  whether  necessary. 

7.  Signing,  what  is. 

12.  Attestation,  general  principles  in  rela- 
tion to. 

24.  Acknowledgment  before  the  witnesses 
sufficient 

27.  Marks  of  witnesses. 

28.  Testator  blind. 

29.  Attestation  of  a  will  written  upon  dif- 

ferent sheets. 
32.  In  presence  of  thetestator,wh&t\s — form 

of  attestation. 
38.   "Witnesses  need   not   attest   at   same 

time. 


39.  "Will  and  codicil,  what  attestation  suf- 

ticient. 

40.  Different  parts  of  one  will. 

47.    Credible  or  competent  witnesses,  what. 

63.  Publication  of  will. 

65.  Power  reserved  to  make  a  future  unat- 
tested will. 

75.  "What  property  requires  formal  execu- 
tion of  a  will — charge  of  legacy 
upon  lands — trusts — terms,  &c. 

78.  "Will  void  as  to  lands,  whether  a  good 
testament. 

82.  Devise  must  be   according   to   lex  rei 

sita. 

83.  Probate  of  a  will,  whether   necessary 

and  effectual. 


1.  By  the  statute  of  frauds,  (29  Cha.  II,  c.  3,  s.  5,)  it  is  provided, 
that  all  devises  shall  be  in  writing,  signed  bj  the  party  or  by  some 
other  person  in  his  presence,  and  by  his  express  directions,  and  shall  be 
attested  and  subscribed  in  his  presence,  by  three  or  four  credible  wit- 
nesses.(a)     This  statute  is  adopted  or  copied  in  most  of  the  States. 

2.  It  is  said,  a  devise  may  be  written  upon  paper  or  parchment,  in 
an}'  language,  and  in  any  character  that  is  fair,  legible  and  intelligible. 
So  also  sums  of  money  may  be  expressed  in  figures.  Thus  where  a 
will,  in  which  legacies  charged  on  lands  "were  written  in  figures,  was 
scarcely  legible,  it  was  referred  to  a  master  to  ascertain,  with  the  aid  of 
skilful  persons,  what  the  legacies  were.(l) 

3.  It  was  said  by  Lord  Mansfield,  that  the  court  would  lean  in  sup- 
port of  a  fair  will,  and  not  defeat  it  for  a  slip  in  form,  where  the  mean- 
ing of  the  statute  had  been  complied  with.  But  an  execution  would 
not  be  aided,  which  the  testator  himself  had  left  as  incomplete,  and 
failed  to  finish. (2)(5) 

4.  A  will  may  be  written  at  several  times,  and  on  several  unconnect- 
ed sheets;  though  the  latter,  it  seems,  should  be  joined  by  a  piece  of 
tape,  or  otherwise.(3) 

5.  It  is  said,  the  statute  required  signing  rather  than  sealing  and 
delivery,  which  are  requisite  in  deeds,  because,  at  the  time  of  its  enact- 
ment, private  seals  as  a  mark  of  distinction  had  become  disused.  It 
has  been  also  suggested,  and  even  decided,  that  sealing  is  of  itself  a 


(1)  ifastersv.  Masters,  1  P.  "Wras.  425. 

(2)  Right  V.   Price,  Dougl.  241;  Dunlap  v. 
^uiilap,  4  Desaus.  313. 

(3)  Lee  v.  Libb,  1    Show.  C6 ;   Pearson  v. 


Wightraan,  1  S.  C.  Con.  341 ;  Tonnele  v.  Hall, 
4  Comst.  140;  Wikoff.  &c.,  15  Penn.  281. 
(But  see  6  Cruise,  45-6.) 


(a)  By  late  acts  (Sts.  7  "Wm.  IV  and  1  Vict.  ch.  26,)  the  number  of  witnesses  is  reduced  to 
two      See  Rigg  v.  "Willon,  13  Illin.  15. 

{b)  A  blank  of  about  ten  lines  was  left  between  the  con  elusion  of  a  will  and  the  signa- 
tures of  the  testator  and  witnesses.  Held,  the  will  was  entitled  to  probate.  Anderson,! 
Eng.  Law  and  Eq.  634. 
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sufficient  signing ;  signum  meaning  only  a  marh  that  it  is  a  will. (a)  But 
this  was  afterwards  called  a  strange  docirine^  for  it  would  make  it  easy 
to  forge  a  will,  by  merely  forging  three  obscure  names  (of  witnesses.)(l) 

6.  In  Vermont  andNewHampshire,(^)  a  will  of  lands  must  be  sealed. 
In  Massachusetts  a  seal  is  usual,  but  not  necessary.(2) 

7.  Where  the  devisor  writes  his  own  name  in  any  part  of  the  will, 
this  is  a  sufficient  signing,  for  the  statute  does  not  direct  in  what  part 
the  will  shall  be  signed.  Thus,  it  is  enough  if  the  will  begin,  "  I,  A 
B,  make  this,  my  last,"  &c.  (Otherwise  in  New  York,  Arkansas,(c) 
and  Ohio,  and  in  Pennsylvania,  unless  prevented  by  extremity  of  last 
sickness.  In  Pennsylvania,  by  a  late  act,  a  will  may  be  signed  by  the 
direction  of  the  testator,  or  by  his  cross  or  mark.)(3) 

8.  But  an  actual  signing  is  necessaiy,  though  the  attestation  clause 
states  that  the  will  was  signed^  published  and  declared.{i) 

9.  Where  a  will  is  signed,  but  in  such  a  way  that  the  testator  regards 
the  execution  as  incomplete,  and  designs  to  finish  it  by  a  further  act ; 
the  signing  is  insufficient. 


(1)  Allen  V.  Hill,  Gilb.  R  261;  Lemaynei;. 
Stanley,  3  Lev.  1 ;  Warneford  v  Warneford, 
2  Stra.  764;  Smith  v.  Evans,  1  Wils.  313; 
Grayson  v.  Atkinson,  2.  Ves.  459:  Ellis  v. 
Smith,  1  Yes.  jun.  13  ;  Wright  v.  Wakeford, 
17,  459. 

(2)  3  Griff.  13  ;  Avery  v.  Pixley,  4  Mass. 
462;  N.  H.  Rev.  St.  311. 


(3)  Lemaynew.  Stanley,  3  Lev.  1  ;  Pearson. 
V.  Wi(!:htman,l  Const.  (S.  C.)  343;  Mornsou 
V.  Tumour,  18  Ves.  183;  2  N.  T.  Rev.  St. 
63;  Park  &  J.  467;  Swan,  992;  Ark.  Rev. 
St.  764.  See  Dunlop  v.  Dunlop,  Pa.  Sup.  C, 
Law.  Rep.  April,  1841,  p.  445;  Penns.  Sts. 
1848,  16. 

(4)  Blenerhasset  V.    Day,  2  Ball  &  B.  104. 


(a)  It  is  a  sufficient  signing,  for  the  testator  to  make  his  mark,  without  proof  of  his  inability 
to  write.  Baker  v.  Dewing,  8  Ad.  &  Ell.  94.  Ace.  Ray  v.  Hill,  3  Strobh.  297  ;  Smith  v. 
Dolby,  4  Harring.  350. 

The  name  of  the  testator  was  written  by  one  of  the  witnesse;?  in  her  presence  and  at  her 
request,  without  any  design  on  her  part  to  affix  her  mark  till  after  the  attestation.  Held, 
a  superfluous  act.  Rosser  v.  Franklin,  6  Gratt.  1.  And  it  is  immaterial,  whether  the  mark 
is  made  before  or  after  the  subscription  of  the  witnesses,  the  whole  transaction  being  in  law 
one  continuous  act.     lb. 

A  writing,  purporting  to  be  a  will,  and  to  be  executed  by  A  by  a  mark,  which  writing, 
with  the  names  of  all  the  persons  whose  names  were  subscribed  as  witnesses,  and  the  name 
of  A,  were  in  the  handwriting  of  B,  one  of  the  persons  named  i»s  witnesse;?,  was  not  admitted 
to  probate,  on  proof  that  the  signature  of  B  was  in  her  ovvn  handwriting,  and  that  she  was- 
dead.     Will  of  Jolly,  1  Halst.  Ch.  456. 

A  testator's  mark  affixed  toa  will  is  not,  at  common  law,  his  signature;  nor  is  it,  of  itself, 
presumptive  evidence  of  a  direction  to  sign  his  name.    Greenough  v.  Greenough,  1  Jones,  489. 

The  solicitor  of  the  deceased,  being  aware  of  her  infirm  state  of  health,  prepared  the  attest- 
ation clause,  reciting  that  she  had  executed  the  will  by  making  her  mark.  The  deceased, 
however,  wrote  her  initials  in  the  presence  of  two  witnesses,  who  duly  attested  and  sub- 
scribed their  names.     Held,  the  will  was  well  executed.     Savory,  6  Eng.  Law  and  Eq  583. 

(h)  So  in  Indiana,  it  seems.  3  Griff.  461.  Since  held,  a  will  may  be  revoked  by  an  instru- 
ment not  sealed.  Doe  v.  Pattison,  2  Blackf.  355.  The  ordinance  relating  to  the  North 
Western  Territory  is  said  to  have  required  a  seal,  but  the  rule  has  been  since  abrogated, 
Piatt  v.  McCullough,  1  McL.  70. 

(c)  In  this  State,  a  third  person  may  sign  the  will  for  the  testator,  if  he  also  attest  it,  and 
state  that  it  was  done  at  the  testator's  request. 

Tlie  statute  of  Missouri,  requiring  any  per.son  who  subscribes  the  name  of  a  testator  to  his 
will,  at  his  request,  to  witness  it,  and  state  that  fact,  is  mandatory  and  not  dirertory  merely; 
and,  if  it  be  not  complied  with,  a  will  so  signed  is  void.     McGee  v.  Porter,  14  Mis.  611. 

A  will  commenced  in  these  words:  "  I,  Samuel  Adams."  &c. ;  was  wholly  in  the  hand-' 
writirjg  of  the  testator,  but  written  at  different  times;  contained  the  usual  testimonium  clause, 
and  was  not  subscribed  by  the  testator  at  the  foot;  hut  the  testator  produced  the  instru- 
ment in  the  presence  of  three  witnesses,  and  declared  it  to  be  his  will,  and  requested  them  to 
witness  it,  and  they  did  attest  it,  in  presence  of  tlie  testator  and  of  each  other.  Held,  the 
testator  thereby  adopted  tiio  instrument,  as  it  was  then  signed,  as  his  will,  and  the  will 
thereby  became  complete,  as  if  the  testator  had  originally  written  his  name  at  the  com- 
mencement, with  the  intent  that  it  should  serve  as  a  sigtiature  to  the  will';  and  that  it  was  a* 
sufficient  signing  of  the  will.     Adams  v.  Field,  21  Veim.  256. 
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10.  A  will  was  written  on  five  sheets  of  paper,  upon  the  last  of  which 
a  seal  was  placed,  and  tlie  form  of  attestation  written.  The  will  was 
then  read  to  the  testator  before  three  witnesses,  who  suhscribed,  and  he 
signed  the  two  first  sheets  in  their  presence,  and  attempted  to  sign  the 
third,  but  was  unable.  He  said,  "I  cannot  do  it,  but  it  is  my  will." 
The  witnesses  then  left,  being  desired  to  come  again.  The  three  last 
sheets  were  never  signed.  Held,  the  testator  did  not  intend  the  signing 
of  the  two  sheets  as  a  signing  of  the  whole,  and  that  the  will  therefore 
was  not  duly  executed. (1) 

11.  A  will  was  written  upon  three  sides  of  one  sheet  of  paper,  and 
attested.  The  conclusion  stated,  that  "  the  testator  had  signed  his  name 
to  the  two  first  sides,  and  put  his  hand  and  seal  to  the  last."  He  actu- 
ally had  done  the  former,  but  not  the  latter.  Held,  the  execution  was 
decisive  of  his  final  determination,  whatever  he  might  previously  have 
intended,  and  that  the  will  was  valid. (2) 

11  o.  A  will  was  written  on  two  sheets  of  paper,  connected  by  the 
sense  and  dependence  of  the  parts,  and  written  with  the  same  ink,  but 
not  fastened  together,  and  only  one  sheet  signed.  The  witnesses  proved 
both  sheets,  as  the  will  of  the  testator.  Held,  as  the  statute  did  not  re- 
quire the  sheets  to  be  fastened  together,  and  there  was  no  suspicion  of 
unfairness,  the  will  should  stand, (8) 

lib.  An  instrument,  propounded  as  a  will,  consisted  of  eight  unfolded 
sheets  or  pieces  of  paper,  securely  attached  together  at  the  ends.  The 
writing  of  the  willcommenced  on  the  first,  and  was  continued  on  the 
four  succeeding  sheets,  where  it  closed  with  the  usual  attestation  clause, 
and  was  subscribed  by  the  testator  and  the  witnesses.  On  one  of  the 
sheets  following  the  signature  was  a  map,  not  signed  by  the  testator  or 
witnesses.  The  testator  owned  houses  and  lots  in  the  city  of  New 
York,  which  he  disposed  of  to  his  widow  and  among  his  descendants. 
In  the  body  of  the  will  the  lots  were  designated  by  numbers,  with  a  re- 
ference to  the  map  as  follows  :  "  Which  said  lots  are  designated  on  a 
certain  map  now  on  file  in  the  office  of  the  registrar  of  the  city  and 
county  of  New  York,  (a  copy  of  which  on  a  reduced  scale  is  hereto 
annexed,)  entitled  map  of  property  of,"  &c.,  (particularly  describing  the 
map  on  file.)  Held,  the  will  was  subscribed  by  the  testator  at  the  end 
of  the  will,  within  the  meaning  of  the  statute,  2  Rev.  Stat.  pp.  68  &  40, 
and  that  the  execution  thereof  was  valid. (4) 

11  c.  A  will  was  Avritten  on  one  side  of  a  sheet,  but  the  signatures 
of  the  testator  and  attesting  witness  were  on  the  other  side.  Held,  a 
signing  at  the  "  foot  or  end,"  within  the  requirement  of  the  statute.(5) 

12.  The  object  of  the  statute  in  requiring  witnesses,  was  to  prevent 
the  evils  arising  from  the  private  execution  of  wills.  Its  provisions 
upon  this  subject  are  literally  re-enacted  in  several  of  the  States. 

13.  In  Massachussetts  and  Vermont,  the  will  must  be  attested  by 
three  or  more  competent  witnesses;  in  Michigan  and  Maine,  three;  in 
Ohio,  two,  who  see  the  sabscription  or  hear  an  acknowledgment  of  it ; 
in  Missouri  and  Kentucky,  by  two  or  more,  unless,  in  Kentucky,  the 
will  be  wholly  written  by  the  testator.  In  South  Carolina,  by  three 
credible  witnesses;  in  Maryland,  three  or  four;  in  Maine,  three;  in  Vir- 


(1)  Right  V  Price,  Doug.  241. 

(2)  Winsorw.  Pratt,  5  Moo  484. 

(3)  Martin  v.  Hamlin,  4  Strobli.  188, 


(4)  Tonnele  v.  Hall,  4  Conist.  140. 

(5)  Jeraija  v.  Hervey,    1  Eng.  L.  &  Equ. 
633. 
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ginia,  (unless  wholly  written  by  the  testator,)  Illinois  and  Delaware, 
two  or  more;  in  Virginia,  both  present  together;  in  New  Hampshire 
and  Rhode  Island,  three  or  more.  In  Alabama,  three  or  move  re^pecta- 
hie  witnesses.  In  Mississippi,  unless  wholly  written  by  the  testator,(a) 
three  or  more  witnesses.  In  New  Jersey, "Vermont  and  Connectieut, 
three;  in  Indiana  and  New  York,  two.  In  Pennsylvania,  it  is  not 
necessary  that  the  witnesses  should  subscribe,  but  only  prove  the 
execution.  Two  competent  witneses.(Z^)  In  Tennessee "^  and  North 
Carolina, (c)  there  must  be  two  disinterested  subscribing  witnesses- 
but  when  a  will  is  found  among  the  valuable  papers  or  effects  of 
of  one  deceased,  or  has  been  deposited  by  him  for  safe  keeping,  and  it 
is  proved  by  three  credible  witnesses  to  be  written  and  subscribed  by 
him,  or  his  name  is  inserted  in  some  part  thereof,  and  his  hand  is  gen- 
erally known  by  his  acquaintances,  the  devise  shall  be  valid. (c?)  In 
New  Jersej-,  the  will  must  be  signed  and piddislied  by  the  testator.  In 
Illinois,  two  of  the  witnesses  must  testify  that  they  saw  the  testator  sign 
in  presence  of  the  others,  and  believe  Inm  to  be  of  sound  mind,  &c.(l) 

14.  In  Massachusetts,  it  is  held,  that  the  legislature,  in  requiring 
three  subscribing  witnesses,  did  not  contemplate  the  mere  formality  of 
signing  their  names ;  but  they  are  placed  around  the  testator  to  ascer- 
tain and  judge  of  his  capacity,  and  must  be  produced,  if  living  and  in 
the  power  of  the  court.  If  not,  the  next  best  evidence  is  of  iieeessity 
admissible. (2) 


(1)  Misso.  St.  617;  Illin.  Rev.  611;  Ind. 
Rev.  L.  272;  2  Ky.  St.  1537-8-9;  Del.  St. 
1829,  556;  1  Verm.  L.  336;  Aik.  Dig.  448; 
Missi.  Rev.  C.  32;  Conn.  St.  195;  Fark&  J. 
467  ;  Ten.  L.  706;  1  K  0.  Rev.  St.  619-20; 
N.  J.  L.  1837-8,  218;  Vir.  L.  1822,  27-8  : 
Code,  516;  Ohio  St.  243;  Midi.  Rev.  St.  270,' 


271;  Swan.  992;  Ark.  Rev.  St.  764;  N.  H. 
Rev.  St.  311  ;  Doe  v.  Pattison,  2  Blackf.  355  ; 
Verm.  Rev.  St.  254-5  ;  Me.  Rev.  St.  375. 

(2)  Chase  t;.  Lincoln,  3  Mass.  236;  Sears  v. 
Dillinpfbam,  12  Mass.  358;  ace.  Jones  v. 
Arterburn,  11  Humph.  97. 


{a)  In  whicii  case,  in  Arkansas,  the  signature  may  be  proved  by  three  witnesses.  But  a 
will  lormally  executed  will  avoid  the  operation  oTsuch  intbnnal  instrument. 

[h)  A  memorandum,  taken  in  writing  from  the  mouth  of  the  testator,  for  the  purpose  of 
drawing  from  it  a  formal  will,  read  over  to.  and  approved  by,  him,  may  bo  proved  as  a  will. 
So  a  devi.se  need  not  be  proved  by  the  subscribing  witnesses.  Rohner  v.  Stehman,  1  Watts, 
442;  (Flight  v.  Wilson,  1  Dall.  94.) 

(c)  Both  must  sign  in  presence  of  the  testator.     Ragland  v.  Huntingdon,  1  Ired.  561. 

(d)  In  Tennessee,  to  make  a  will  valid  under  the  act  of  1784,  ch.  10,  it  must  appear,  that 
the  will  is  entirely  in  the  handwriting  of  the  testator,  and  his  name  must  be  subscribed  to 
or  inserted  in  some  part  thereof  The  handwriting  must  be  proved  by  three  witnesses  to  be 
that  of  the  testator,  and  also  generally  known  to  his  acquaintances ;  that  is,  must  be  so  well 
known,  that,  if  a  false  will  were  propounded  for  probate,  proof  of  its  falsity  might  be  ob- 
tained among  the  testator's  acquaintances.  The  will  must  be  found  amongst  the  valuable 
papers  or  effects  of  the  testator,  or  be  deposited  with  some  person  for  safe  keeping.  It  be- 
ing the  intention  of  the  statute,  that  it  should  appear  that  the  existence  or  place  of  deposit 
of  the  paper,  propounded  as  a  will,  was  known  to  the  maker,  and  that  he  had  its  preserva- 
tion in  view  as  his  will.     Tate  v.  Tate,  11  Humph.  465. 

The  Tennessee  act  of  1774,  c.  10,  provides,  that,  when  any  will  may  be  found  amongst 
the  valuable  papers  or  effects  of  a  person  deceased,  in  the  handwriting  of  such  person,  and 
his  name  subscribed  thereto,  or  inserted  in  some  part  of  such  will,  it  shall  be  sufficient  to 
convey  an  estate  in  land.s.  Held,  the  statute  prescribes  a  special  case,  which,  being  com- 
plied with,  will  make  a  will  valid  without  a  signature  or  subscribing  witnesses,  so  far  as  au- 
thentication is  concerned  ;  that,  the  mode  of"  authentication  lieing  complied  with,  the  ques- 
tion arises,  whether  the  paper  propounded  was  intended  by  the  party  to  be  his  will ;  and  in 
the  absence  of  the  testator's  signature,  or,  if  there  be  an  attesting  clause,  and  no  witnesses, 
if  it  do  not  contain  a  dispo.sition  of  all  the  party's  estati-,  or  if  he  made  from  time  to  time 
alterations  without  appointing  executors  or  coming  to  a  conclusion,  or  if  the  paper  appear 
in  the  form  of  loose  memoranda  or  notes;  a  presumption  arises  i'vom  any  of  these  circum- 
stances, that  the  writer  did  not  intend  the  paper  to  be  and  operate  as  his  last  will;  but  such 
presumption  may  be  removed  by  satisfactory  proof.     Crutcher  v.  Crutcher,  11  Humph.  377 
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15.  In  Pennsylvania,  if  the  will  is  written  by  the  testator,  his  hand- 
writing rnay  he  proved  by  two  witnesses.  And  if  there  be  but  one 
subscribing  witness,  circumstances.  Which  go  directly  to  the  act  of  dis- 
position itself  by  the  testator,  may  be  given  in  evidence  to  supply  the 
want  of  the  other  witness.(l) 

16.  An  issue,  as  to  the  attestation  of  witnesses  in  presence  of  the  tes- 
tator, includes  not  only  the  subscription  of  their  names  in  his  presence, 
but  also  the  fact  of  his  signing  and  publishing  the  will. (2) 

17.  In  Massachusetts,  any  one  interested  in  the  estate  of  a  testator 
may  require  the  production  and  testimony  of  all  the  witnesses,  if  living, 
competent,  and  within  the  power  of  the  court;  if  not,  such  proof  may 
be  dispensed  with  from  necessity.  And,  if  the  will  be  proved  and  al- 
lowed upon  the  testimony  of  two  witnesses,  it  will  be  presumed  that 
the  absence  of  the  other  was  duly  accounted  for,  though  it  does  not 
appear  on  record.(3) 

18.  Absence  of  an  attesting  witness  from  the  State  is  held  a  sufiicient 
reason  for  not  producing  him,  although  a  statute  expressly  authorizes 
a  dedhnus  in  such  casc.(-l) 

19.  If  the  witnesses  deny  their  attestation,  or  foil  to  prove  the  exe- 
cution, circumstantial  evidence  is  admissible  ;  and  the  most  direct  and 
usual  evidence  is  proof  of  their  handwriting.  But  the  proof  ought  to 
be  very  clear.  The  witness  need  not  recollect  the  time  and  occasion  of 
subscribing,  but  only  recognize  his  handwriting,  and  be  assured  that 
he  never  subscribed  without  a  due  acknowledgment,  &c.,  by  the  tusta- 
tor.(5) 

20.  In  New  York,(a)  it  has  been  held  that  the  execution  of  a  will 
may  be  proved,  in  a  trial  at  law,  by  one  of  the  witnesses,  though  the 
will  be  lost  or  not  produced.  So  if  one  of  the  witnesses  testify  to  an 
attestation  by  three,  but  forget  the  name  of  one  of  them,  having  no 
doubt,  however,  of  his  competency ;  this  is  sufficient.  So  where  one 
witness  remembers  that  the  others  were  present,  and  knows  their  hand, 
which  is  also  proved  by  others ;  this  is  sufficient  proof.(6)(&) 


(1)  Eyster  v.  Younsr,  3  Yeates,  511 ;  Bou- 
dinot  V.  Bradford,  2,  170.  See  Clark  v.  Mor- 
ton, 5  Rawle,  235. 

(2)  Ainory  v.  Fellowes,  5  Mass.  219. 

(3)  Chase  v.  Lincoln,  3  Mass.  236;  Sears 
V.  Dillin<?liam,  12,  358;  Brown  v.  Wood,  17, 
68.  See  Browne  V.  Molliston,  3  Whart.  129  ; 
M'Donald  v.  M'Donald,  5  Yero:.  307  ;  Doe  v. 
Pearce,  2  Moo.  &  R.  240 ;  Crank  v.  Frith,  lb. 
262;   Barney  v.  Chittenden,  2  Greene,  165. 

(4)  3  Marsh.  90 ;  Turner  v.  Turner,  1  Lit. 
103.     See  2  K  J.  L.  91 ;  2  Ky.  L.  1543  ;  Aik. 


Di^.  449;   Grlubb  v.  Edwards,    2  M.  &  Rob. 
200. 

(5)  Pearson  v.  Wiojhtman,  3  Const.  S.  C. 
336,  344.  See  Browne  v.  Molliston,  3  Whart. 
129;  Gwinn  v.  Bradford,  2  Lit.  137;  Jones 
V.  Arterburn,  11  Humph.  97. 

(6)  Dan  v.  Brown,  4  Cow.  483.  See  Reid 
V.  Vanderheyden,  5,  719  ;  Jackson  v.  Thomp- 
son, 6,  178;  V.  Betts,  H).  377;  Law- 
rence, 2  Wend.  297  ;  Fetherly  v.  Wacrgoner, 
11,  599;  Turners.  Turner,  1  Lit.  103-4.  See 
Telford  v.  Barney,  1  Iowa,  575  ;  Jolly,  1 
Halst.  Ch.  456. 


(a)  By  a  late  act,  at  least  two  witnesses  must  prove  the  will,  if  living  in  the  State,  sane, 
and  able  to  attend.  If  contested,  all.  If  all  are  dead,  &c.,  their  handwriting  may  be 
proved.     N.  Y.  L.  1837,  526-8.     See  lb.  1834.  32,  574. 

(?;)  In  Tennessee,  Ohio,  Micitigan  and  Now  Hampshire,  one  witness  may  prove  the  will, 
unless  contested,  and  tiien  all  must  be  produced.  Ten.  St.  708;  Ohio  St.  244;  Mich.  Rev. 
St.  272;  N.  H.  L.  337.  In  Oiiio,  if  a  witness  is  absent,  or  has  become  incompetent,  the 
proof  is  tlie  same  as  if  he  were  dead.  Swan,  994.  In  Connecticut,  the  witnesses  may  be 
sworn  liefore  a  Justice  of  the  peace.  So  a  will  may  be  proved  during  the  testator's  life. 
Con.  St.  196,  212. 
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21.  A  will,  accompanied  by  forty  years'  possession  under  it,  is  ad- 
missible as  an  cuicient  deed,  without  proof  of  execution. (1) 

22.  With  regard  to  the  witnesses  of  a  will,  Lord  Mansfield  thus 
generally  expresses  the  liberal  construction  of  the  statute.  It  is  not 
necessary  that  the  witnesses  should  attest  in  presence  of  each  other,(a) 
or  that  the  testator  should  declare  the  instrument  to  be  his  will,  or  that 
the  witnesses  should  attest  every  page,  folio  or  sheet,  or  that  they 
should  know  the  contents,  or  that  each  folio,  page  or  sheet,  should  be 
particularly  shown  to  them.  And  it  has  even  been  held,  that  if  the 
witnesses  sign  in  presence,  and  by  request,  of  the  testator,  this  is  suffi- 
cient, though  they  did  not  see  his  signature,  and  only  one  of  them  knew 
what  the  paper  was.(2) 

23.  With  respect  to  the  mode  of  examining  the  witnesses  to  a  will, 
it  is  said,  a  witness  should  not  only  prove  the  subscription  of  himself 
and  the  testator,  but  also  that  of  the  other  witnesses  in  the  testator's 
presence.     In  this  way,  one  witness  proves  the  full  execution. (8) 

24.  It  seems  to  be  now  settled,  though  long  vexata  questio,  that  an 
acknowledgment  by  the  testator  of  his  signature  before  the  witnesses 
is  sufficient,  though  they  did  not  actually  see  him  sign.  The  w^ord  at- 
test is  not  inconsistent  with  this  principle,  but  is  to  be  construed  in 
analogy  to  the  rule  concerning  deeds,  the  signing  of  which  is  to  be  con- 
sidered as  attested,  if  acknowledged  before  the  witnesses.  An  attesta- 
tion of  the  acknowledgment  is,  in  some  sense,  an  attestation  of  the  act 
itself.     (This  is  enacted  in  Arkansas  and  Ohio.)(4)(6) 

25.  In  case  of  such  acknowledgment,  the  will  need  not  be  before  the 
testator  at  the  time.     It  may  be  at  a  distance,  on  the  table.(5) 

26.  But,  in  New  Jersey,  acknowledgment  by  the  te'stator  of  his  sig- 
nature is  insufficient.  The  will  must  be  published  in  presence  of  the 
witnesses,  either  whollj-  by  the  testator,  or  by  questions  from  the  scriv- 
ener or  other  agent,  and  answers  by  words  or  signs,  indicating  the  tes- 
tator's assent  to  a  publication.(6)     (See  sec.  63.) 


(1)  Jackson  v.  Thompson,  .6  Cow.  178. 

(2)  Bond  V.  Seawell,  3  Burr.  1773;  1  BI. 
R.  407;  White  v.  British,  &c.,  6  Bing.  310. 
See  Wrioht  v.  Wright,  7,457;  1  C.  &  M.  140. 

(3)  Longford  v.  Eyre,  1  P.  Wms.  740; 
Dewy  V.  Mitto,  1  Green.  70  ;  Deakins  v.  Hol- 
lis,  7  Gill  &  J.  311.  See  Suggett  v.  Kitchel, 
6  Yerg  425  ;  Sharp  v.  Sharp,  2  Leigh,  249  ; 
2  J.  J.  Marsh.  511 ;  2  Marsh.  467  ;  5  Mour. 
199. 

(4)  Stonehouse  v.  Evelyn,  3  P.  Wms.  254  ; 


Grayson  v.  Atkinson,  2  Ves.  454;  Ellis  v. 
Smith,  1  Ves.  10;  Westbeech  v.  Kenni'dy,  1 
Ves.  &B.  362;  Hall  v.  Hall,  17  Pick.  373; 
Cochran,  3  Bibb,  494;  3  Marsh.  146;  Ohio 
St.  243;  Ark.  Rev.  St.  764;  Rosser  i).  Frank- 
lin, 6  Gratt.  1;  Adams  v.  Field,  21  Verm. 
256. 

(5)  Elbeck  v.  Granberry,  2  Hayvv.  232. 

(6)  Den  v.  Mitton,  1  Green,  70;  N.  J.  L. 
1837-8,  218. 


(a)  Otherwise  in  Vermont.  1  Verm.  L.  337.  One  witness  testified,  that  he  signed  the 
testator's  name  at  his  request.  The  other  testified,  that  the  former  requested  the  testator  to 
sign  his  name,  who  said  he  felt  weak  and  could  not  write,  but  made  his  mark;  that  the 
first  witness  then  signed  the  testator's  name  in  his  presence,  but  the  testator  said  nothing 
which  the  second  witness  could  recollect.  Held,  the  will  was  invalid  under  the  statute  of 
Pennsylvania  of  April  8,  1835,  requiring  a  signing  by  the  testator,  or  some  one  in  his 
presence,  and  by  his  express  direction.     Barn  v.  Grayhill,  1  Harr.  (Pen.)  396. 

(b)  In  New  York,  it  is  not  necessary  that  the  witnesses  should  have  been  requested  in 
terms  by  the  testator  to  attest.  The  request  may  be  implied.  Brown  v.  De  Selding,  4 
Sandf.  10. 

Where  witnesses  are  sent  for  by  the  attendants  of  the  testator,  in  his  presence  and  with- 
out objection,  and,  upon  their  introduction,  he  sets  himself  to  the  execution  of  the  will,  and 
delivers  it,  when  executed,  to  the  witnesses,  in  order  that  they  may  sign  it,  and  they  do 
sign  it  in  his  presence;  he  thereby  adopts  the  acts  of  the  attendants,  and  makes  their  re- 
quest his  request,  within  the  spirit  and  meaning  of  the  statute.     lb. 
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27.  If  the  witnesses  set  their  marks  or  initials  to  the  will,  instead  of 
signing  it,  this  is  a  good  attestation. (1) 

28.  Where  the  testator  was  blind,  the  will  has  been  held  good, 
though  not  read  over  to  him  before  the  witnesses.  So  it  is  sufficient, 
in  case  of  the  will  of  a  blind  man,  if  the  witnesses  attest  within  reach 
of  his  other  senses,  when  he  is  conscious  of  what  they  are  doing,  and 
may  ascertain  that  they  are  subscribing  the  will  which  he  signed.  So, 
although  the  testator  could  neither  write  nor  read,  and  the  will  was  not 
read  to  him,  the  execution  of  it  was  held  sufficient.(2) 

28  a.  If  a  negro  interpreter,  incapable  by  law  of  being  svvorn,  is  the 
only  channel  of  communication  between  the  testator  and  scrivener  who 
writes  the  will,  and  there  is  no  other  evidence  of  the  testator's  know- 
ledge of  its  contents,  or  his  assent  thereto,  than  that  which  is  derived 
through  this  medium,  the  will  cannot  be  executed ;  but,  if  the  will  be 
written  in  the  presence  of  the  testator,  and  in  a  language  which  he  un- 
derstands, and  it  is  read  over  to  him,  and  his  dictation  and  approval  of 
the  instrument  are  interpreted  by  a  negro  in  his  hearing,  and  in  the 
hearing  of  others  interested  in  its  contents,  and  he  signifies  no  dissent 
thereto,  by  signs-or  otherwise,  but,  on  the  contrary,  is  understood  to  ex- 
press himself  satisfied,  the  will  may  be  established  ;  especi:dly  if  made 
in  conlormity  to  the  previously  declared  intentions  of  the  testator.(8) 

29.  It  has  already  been  considered,  in  some  i-espects,  what  peculiar 
formality  is  rendered  necessary  by  the  writing  of  a  will  upon  separate 
sheets  of  paper.  Another  important  question  has  been  raised  upon  this 
point,  with  regard  to  the  necessity  of  the  witnesses'  seeing  every  part 
of  the  instrument.  The  general  principle  is,  that  a  will  properly  at- 
tested may,  by  reference  to  another  instrument,  establish  particular 
Clauses,  so  ascertained  by  a  clear  reference,  as  strongly  as  if  they  were 
repeated  verbatim  ;  and  the  same  rule  seems  applicable  to  different  parts 
ot  one  will. 

80.  A  wrote  a  will  upon  two  sheets  of  paper,  and  signed  it  at  the 
bottom  of  each  page.  The  words  were  so  written  as  to  require,  in 
order  to  make  sense,  that  they  should  be  read  from  the  bottom  of  each 
page  to  the  top  of  the  next ;  and  this  was  peculiarly  the  case  in  passing 
irom  one  sheet  to  the  other.  A  codicil  was  made  in  like  manner  upon 
one  sheet.  A  showed  to  B  both  sheets  of  the  will  and  his  signatures, 
and  told  him  it  was  his  will.  He  also  showed  him  the  codicil,  and  de- 
sired him  to  attest  both,  which  he  did  on  the  last  sheet  of  the  will  and 
on  the  codicil.  B  having  left  the  room,  C  and  D  immediately  came  in. 
A  showed  them  the  codicil,  and  the  last  sheet  of  the  will,  sealed  them 
in  their  presence,  took  each  of  them  up,  and  delivered  it  as  his  act 
and  deed.  C  and  D  then  attested  the  same,  but  never  saw  the  first 
sheet  of  the  will,  nor  was  it  produced  to  them,  nor  was  there  any  paper 
on  the  table.  After  A's  death,  both  sheets  of  paper  and  the  codicil 
were  found  in  his  bureau,  wrapped  together.  Held,  if  the  first  sheet 
was  in  the  room  when  the  second  was  executed,  the  attestation  was 
good  for  the  whole,  there  being  clear  references  from  one  part  to  an- 
other ;  if  not,  it  might  be  doubted  whether  it  was  good ;  but  that  every 

(1)  Harrison  v.  Harrison,  8  Yes.  185,  504;  [415;  Shanks  v.  Christoplier,  3  Marsh  145; 
Adnms  v.  Chaplin,  1  Hill,  26G;  Jackson  v.  Boyd  v.  Cook,  3  Leigh,  32;  Kay  v.  Hill,  S 
Van  Dusen,  5  John.  144;  Collins  v.  Nicols,  1    Strobh.  297. 

H.  &  John.  399.  (3)  Potts  v.  House,  6  Geo.  324. 

(2)  Longchamp  v.  Fish,  2  Bos.  &  P.  N.  R.  J 
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presumption  ought  to  be  made  by  a  jury  in  fl;vor  of  sucli  a  will,  when 
there  was  no  doubt  of  the  intention  ;  and,  if  it  was  doubtful  whether 
the  first  sheet  was  in  the  room,  the  cireumstances  were  sufficient  to  pre- 
sume that  it  was.(r) 

31.  In  a  late  case  it  has  been  held,  that  an  unattested  will  or  codicil 
is  valid,  if  confirmed  by  one  attested,  though  not  annexed  to  the  latter, 
nor  seen  by  the  witnesses.  But  the  latter  instrument  must  distinctly 
refer  to  the  former.  And  a  will,  consisting  of  two  distinct  parts,  only- 
one  of  which  is  attested,  is  not  duly  executed,  unless  the  other  be  pres- 
ent at  the  time.(2) 

32.  The  statute  requires  that  the  witnesses  attest  and  subscribe  in 
presence  of  the  testator.  Hence,  though  he  subscribe  in  their  presence, 
if  they  then  go  into  another  room  and  there  subscribe,  the  will  is 
void. (3) 

33.  The  testator  is  not  in  ]duw  present^  if  insensihle.{^i) 

34.  But  it  is  sufficient  that  the  testator  relight  see  the  attestation. 
Thus,  if  he  turn  his  back  upon  the  witnesses,  or  close  the  curtains  of 
his  bed,  or  if  they  at  his  request  go  into  another  room,  seven  yards  dis- 
tant, having  a  broken  window,  the  attestation  is  good.  So.  where  one 
witness  swears  that  he  attested  at  the  request  of  the  testator,  and  two 
others  that  they  saw  the  will  executed  in  the  same  room,  and  sub- 
scribed it  in  presence  of  the  testator;  the  testimony  of  the  former  is 
sufficient  to  negative  any  fraud  in  his  attestation  ;  though  being  in  the 
same  room  would  not  necessarily  have  this  effect :  because  the  act  might 
be  done  in  a  corner,  clandestinely  and  fraudulent! j'.  So,  where  a  tes- 
tatrix went  to  the  office  of  her  attorney  in  a  carriage,  and,  she  having 
executed  the  will  in  the  carriage,  in  presence  of  the  witnesses,  they  went 
into  the  office,  and  attested  it,  and  the  carriage  was  so  placed  that  she 
might  see  them  attest  through  the  windows;  and  they  immediately 
brought  the  will  to  her,  and  she  took  it;  the  attestation  was  held  suffi- 
cient.(o) 

35.  Where  the  testator  and  witnesses  are  in  one  room,  attestation  in 
presence  of  the  former  is  presumed  ;  where  they  are  in  different  rooms, 
the  contrary  is  presumed.  In  each  case,  the  presumption  may  be  re- 
butted. In  the  former  case  it  is  sufficiently  rebutted,  by  showing  that 
the  relative  situation  of  the  parties  rendered  it  impossible  for  the  testa- 
tor to  see  the  attestation,  and  also  to  change  his  position  without  aid, 
which,  though  at  hand,  was  neither  asked  nor  given.(6) 

36.  The  testator's  power  oi  hearing  the  witnesses  is  an  immaterial  cir- 
cumstance.(7) 

36  a.  A  made  his  will  while  in  a  comatose  condition,  and  died  two 
days  after  it  was  executed.  It  was  written  by  the  executor,  who,  by  the 
will,  had  great  powers  and  discretion,  though  none  in  which  he  was  not 
responsible  to  the  courts.  A  dictated  the  substance  of  his  will,  went 
over,  one  by  one,  the  minutes  from  which  it  was  written  out,  heard  it 

(1)  Bond  V.  Seawell,  3   Burr.  1773;   1  Bl.  ■  u.   Jennings,  1   Ld.    Bay.    507;  Longford   v. 


R.  407. 

(2)  Utterton  v.  Robins,  1  Add.  &  El.  423; 
Gass  V.  Gass,  3  Humph.  278. 


Eyre,  1  P.  Wms.  740;   Alsey  v.  Howard, 
Moiir.  202;  Casson  v.  Dade,   1  Bro.  99;   Ro- 
binson V.  King,  6  Geo.  539, 


(3)  Broderick  v.  Broderick,  1  P.  Wms.  239.        (6)  Neil  v.  Neil,  1  Leigh,  G;  Doe  v.  Mani- 

(4)  Ritrht  V.  Price,  1  Doug.  241.  (See  fold,  1  M.  &  S.  294;  Tod  v.  Winolielsea,  2  C. 
Clerk  V.  Ward,  4  Bro.  Pari.  71 ;  Wiuchilseav.  ,  &  P.  4S8;  White  v.  Trustees,  &c.,  6  Bing.  310; 
Wauchope,  3  Russ.  441.)  Wright  v.  Wright,  7,  457. 

(5)  Shires  v.  Glascock,  Salk.  688  ;  Helliard  I      (7J  lb. 
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finally  read  over,  and  made  some  alterations  in  it.  When  he  signed  it, 
he  feii  back  into  coma,  being  fatigued,  and,  the  witnesses  being  brought 
in,  he,  on  being  aroused,  said,  "  I  acknowledge  it."  He  then  relapsed : 
the  will  was  taken  to  a  table  back  of  the  head  of  the  testator's  bed,  and 
there  witnessed.     Held,  it  was  not  legally  attested.(l) 

2>Qh.  Two  of  three  witnesses,  when  signing,  were  in  a  different  room 
from  the  testatrix,  and  not  in  her  presence,  view  or  hearing,  although 
in  a  room  connected  by  an  intermediate  room  with  that  in  which  she 
lay.     Held,  not  a  signing  in  her  presence.(^2) 

"S6  c.  A  testatrix,  being  in  extremis^  was  raised  up  in  her  bed  and  exe- 
cuted her  will,  and  then  it  was  attested  by  witnet^ses  close  by  the  bed, 
but  it  did  not  appear  that  she  actually  saw  the  attestation.  Held,  the 
attestation  was  sufficient.(3) 

8i)  d.  Where  a  testator  was  lying  ill  in  bed,  and  gave  his  wall  to  be 
attested  into  the  hands  of  the  persons  selected  as  witnesses,  who  w^ent 
with  it  into  an  adjoining  room,  the  door  of  which  stood  open,  and  the 
backs  of  the  witnesses  were  visible  to  the  testator,  but  he  could  not  see 
the  paper  they  attested,  nor  their  hands,  while  they  attested ;  held,  not 
a  valid  attestation. (4) 

36  e.  In  New  York,  where  attesting  witnesses  saw  the  testator  sign, 
were  requested  by  him  to  sign  as  witnesses,  and  subscribed,  not  in  his 
immediate  presence,  but  in  an  adjoining  hall;  held,  a  sufficient  attes- 
tation, the  statute  not  requiring  the  witnesses  to  sign  in  the  testator's 
presence.(5) 

37.  The  law  does  not  require,  that  the  fact  of  the  witnesses'  signing 
in  presence  of  the  testator  should  appear  in  the  attestation  itself;  nor 
will  a  declaration  to  that  effect  be  conclusive  of  the  fact.  The  matter' 
seems  to  be  open  to  proof  either  way;  and  this  proof  may  be  wholly 
circumstantial,  as,  in  case  of  the  death  of  the  witnesses,  it  generally  will 
be.  The  signing  itself  has  been  held  to  furnish  a  presumption  that  it 
was  regularly  done.  So  the  respectability  and  professional  knowledge 
of  one  of  the  witnesses,  being  an  attorney.  So,  where  the  attestation 
set  forth  merely  an  execution  by  the  testator  in  presence  of  the  wit- 
nesses, whose  handwriting  was  proved  ;  this  was  left  as  evidence  to 
the  jury,  who  found  for  the  will. (6) 

38.  The  law  does  not  require  that  all  the  witnesses  attest  at  the  same 
time.  No  such  requisition  is  found  in  the  statute  of  frauds,  and  the 
courts  will  not  go  beyond  the  statute,  which  demands  only  the  oaths  of 
three  attesting  witnesses,  giving  them  the  same  credit  at  different  times 
as  at  one  time.  In  one  case,  a  will  was  held  valid,  though. one  of  the 
witnesses  attested  four  years  after  the  others,  the  testator  passing  a  pen 
over  his  name  in  presence  of  the  third  witness.(7) 

39.  A¥here  a  testator,  before  executing  his  will,  has  written  another 
paper  to  which  the  will  distinctly  reft-rvS,  such  paper  becomes  in  law  in- 
corporated with  the  will,  and  is  valid,  though  not  executed  according 


(1)  Orndorff  v.  Hummer,  12  B.  Mon.  G19. 

(2)  Boldry  v.  Parris,  2  Cusli.  433. 

(3)  Bynum  v.  Bynum,  11  Ired.  632. 

(4)  Graham  v.  Graham,  10  Ired.  219. 

(5)  Lyon  v.  Smith,  11  Barb.  104. 

(G)  Hands  v.  James,  Com.  R.  530  ;  Brice  r. 


Smith,  Willcs,    1 ;  Croft   v.   Pavvlet,  2    Stra. 
1109. 

(7)  2  Cha.  Cas.  109;  Cook  ti.  Par.^ong, 
Prec.  in  Cha.  184:  Jones  v.  Lake,  2  Atk.  176, 
n. ;  Westbeech  V  Kennedy,!  Ves.  &B.  362; 
Ellis  V.  Smith,  1  Ves.  juu.  14,  16. 
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to  the  statute,  if  the  will  be  thus  executed. (a)  But  this  principle  seems 
EOt  to  have  been  held  applicable  to  the  case  of  a  will  and  subsequent 
codicil.  Thus,  where  a  will  was  executed  in  the  presence  of  two  wit- 
nesses, and  afterwards  a  codicil,  reciting  the  making  of  the  will,  and  in 
all  things  confirming  it,  was  also  executed  in  presence  of  two  witnesses, 
one  of  whom  had  attested  the  will,  but  was  distinct  from  and  not  an- 
nexed to  the  will ;  it  was  held,  that  neither  the  will  nor  codicil  could 
carry  the  land  alone,  and  that  the  three  witnesses  under  the  statute 
ought  to  witness  the  whole.  So,  Avhere  a  will  was  executed  without 
any  witness,  and  afterwards  a  codicil,  reciting  the  will,  with  four  wit- 
nesses, the  will  was  held  to  be  invalid,  because  the  two  instruments 
might  be  executed  at  different  places,  and  the  witnesses  neither  see  nor 
know  of  the  will.(l)     (See  sec.  4  .) 

40.  But  where  a  codicil  is  written  on  the  same  sheet  with,  and  de- 
clared to  be  annexed  to,  the  will,  altering  it  in  some  points,  and  in  all 
others  confirming  it,  a  legal  attestation  of  the  codicil  is  sufficient  lor 
both,  amounting  to  an  adoption,  re-execution,  and  republication  of  the 
will.(2) 

41.  Where  a  testamentary  disposition  is  made  at  different  times,  and 
in  distinct  parts,  each  separately  signed  ;  if  it  appear  that  the  testator 
regarded  the  whole  as  constituting  one  will,  a  legal  attestation  of  the  last 
part  will  be  sufficient  for  all. 

42.  A  testator  wrote  upon  the  two  first  pages  of  a  sheet  of  paper  a 
disposition  of  real  estate,  as  his  lant  icill.  Nearly  two  years  afterwards 
be  wrote  upon  the  same  sheet,  beginning  either  at  the  bottom  of  the 
second,  or  the  top  of  the  third  page,  an  instrument  called  a  memoran- 
dum^ disposing  of  personal  property,  and  declaring  that  it  should  "not 
disannul  any  of  the  former  part."  Both  instruments  were  separately 
signed,  and  the  last  subscribed  in  the  presence  of  three  witnesses,  the 
testator  taking  the  paper  and  declaring  it  to  be  his  last  will,  delivering 
it  to  the  witnesses,  and  requesting  them  to  attest,  which  they  did. 
Held,  the  facts  showed,  that  the  testator  regarded  the  whole  as  one 
instrument,  and  not  the  latter  part  as  a  codicil,  the  word  memorandum 
being  used;  that,  as  the  latter  part  did  not  dispose  of  lands,  the  attest- 
ation could  have  been  designed  only  to  render  valid  the  former  part, 
the  testator  having  discovered  the  necessity  for  witnesses  between  the 
making  of  the  two;  that  the  form  of  publication  applied  to  the  whole 
paper ;  and  that  the  whole,  therefore,  was  legally  attested.(3) 

43.  Where  there  are  two  subscribing  witnesses  to  the  will,  and  two 
to  the  codicil,  written  upon  the  back  of,  and  referring  to  and  altering 
the  will,  one  of  the  latter  being  a  different  person  from  the  witnesses 
to  the  will ;  this  is  not  a  sufficient  attestation  of  the  will. (4)  (See 
sec.  89.) 

43  a.  A   will  and   second  testamentary  paper  were  written  on  the 

(1)  Ilal.er^^liam   v.   Vincent,    2    Ves.  228;  1  (2)  De  Bathe  w.  Fino;al,  16  Ves.  167. 

Bond  V.  Seavvell,  3  Burr.  1775:  Leat;.  Libb,  1  (3)  Carleton  w.  Griffin,  1  Burr.  549. 

Rep  Temp.  Holt,  742;   Alt.  Gon.  v.  Barnes,  j  (4)  Dunlap  v.  Dunlap,  4  Desaus.  312. 
Gilb.  R.  5;  Free,  in  Oha.  270.                            1 

(a)  A  will  ordered  a  sale  of  real  and  personal  estate,  the  proceeds  to  pay  such  leo-acics  as 
should  be  bequeathed  by  a  codicil.  A  codicil  was  afterwards  made,  but  not  legally  attested. 
Held,  the  legacies  tlierehy  given  were  chargeable  on  the  land.s.  Swift  v.  Nash,  2  Keen,  20. 
See  Radburn  v.  Jervis,  3,  450.     Toanele  v.  Hall,  4  Comst.  140. 
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same  sheet  of  paper;  the  will  was  duly  executed,  but  the  other  pa- 
per was  merelj  signed  by  the  testatrix.  Probate  ot  the  will  alone  de- 
creed. (L) 

44.  A  will  being  signed  by  the  testator,  and  duly  attested  by  A,  he 
inserted  the  date  and  the  words,  "  my  dearly  beloved,"  and  the  will 
was  iben  attested  by  B,  and  the  testator,  in  presence  of  A  and  B,  ac- 
knowledged it  as  his  act  and  deed.     Held,  a  sufficient  execution. (2) 

45.  Devise  of  all  the  testator's  lands  then  in  his  possession.  He  after- 
wards acquired  others,  and  altered  his  will  so  as  to  make  it  include  all 
land.s  of  which^he  should  die  seized^  and  indorsed  upon  the  will  a  mem- 
orandum of  the  fact,  stating  the  alterations,  and  attested  by  two  wit- 
nes.-;ess.  Held,  the  original  devise  was  not  destroyed,  but  that  the  al- 
teration was  inoperative,  for  want  of  attestation,  and  the  after-purchased 
land  did  not  pass.(8) 

46.  A  testator  having  acquired  a  house  since  the  making  of  the  will, 
by  several  unattested  memorandums  left  it  to  A  ;  but  afterwards,  by  an 
unattested  codicil,  called  "  a  further  codicil  to  my  v\ill,"  gave  all  real 
estate  purchased  since  the  will  to  B.     Held,  the  house  passed  to  B.(4) 

47.  The  statue  of  frauds  requires  that  the  witnesses  to  a  will    be 
credible.     The  effect  of  this  word  is  said  to  be,  that  all  persons,  who 
would  be  good  witnesses  in  any  other  matter,  are  also   good  attesting 
witnesses.     A  very  slight  interest,  however,  was  formerly  held  to  dis- 
qualify one  for  a  witness;  as  for  instance,  that  of  a  devisee,  legatee  or 
creditor.      To  remedy  this  inconvenience,   a   statute    in  England,   25 
Geo.  II,  c.  6,(a)  provides,  tliat  where  one,  having  a  devise,  appointment 
&c.,  in  his  favor,  unless  it  is  a  mere  charge  of  debts  upon  lands,  attests 
the  will,  such  devise,  &c.,  shall,  as  to  him  only,  or  any  one  claiming 
under  him,  be  void,  and  he  shall  be  a  good  witness.     Also,  that  a  cred- 
itor, whose  debt  is  charged  on  lands,  shall  be  ^  good  witness.     In  each 
case,  the  credit  of  the  attesting  witness  is  open  to  inquiry,  as  in  ordi- 
nary cases.     This  act  was  passed,  in  consequence  of  the  decision,  first 
made  in  the  case  of  Holdfasts.  Dowsing,{o)  that  a  devisee  was  an  in- 
competent witness  ;  which,  according  to  Judge  Blackstone,(6)  "threat- 
ened to    shake   most  of  the  titles   in   the  kingdom."     The  statute  re- 
ferred to  also  settled  another  important  question,  viz.  :  whether  the  in- 
competency of  an  attesting  witness,  at  the  time  of  attestation,  could  be 
cured  by  a" subsequent  removal  of  his  interest,  before  being  called  on  to 
prove  a'  will.     In  the  case  of   Windham  v.  Chetwynd^  Lord  Mansfield 
held  to  the  affirmative  of  this  question.     But,  in  Doe  v.  Kersey,  Lord 
Camden  made  a  contrary  decision,  which  has  been  complimented  on  all 
hands,  for  its   uncommon  acuteness,  learning  and  eloquence.(7) 

48.  It  was  early  held  in  Massachusetts,  that  the  words  credible  ivitnesses, 
used  in  the  former  statute  of  wills,  must  be  construed  to  mean  compe- 
tent witnesses,  and  those  competent  a^  the  time  of  attestation ;  so  that,  if  a^ 
the  time  the  witnesses  were  such  as  the  law  would  permit  to  be  sworn, 

(1)  Taylor,  9  Eng.  Law  and  P:q  582. 

(2)  Bateman  v.  Mrtriner.  1  Mur.  170.     (See 
Wheeler  v.  Bent,  7  Pick.  61  ;  4  Monr.  154.) 

(3)  Jackson  v.  Hollo waj',  7  John.  394. 

(4)  Uuercou  v.  Robins,  1  Adol.  &  El.  423. 


(5)  Holdfast  V.  Dowsing,  Stra.  1253. 

(6)  2  Bl.  Com.  377. 

(7)  6  Crui.se,  57  ;  1  Burr  414;  C.  B.  Eas- 
ter T.  1765;  Pow.  on  Devis.  131;  Coruwell 
V.  Isham,  1  Day,  41,  n. 


(a)  Repealed,   but  substantially  re-enacted  by  St.  I  Vict,  ch  26,  which,  however,  drops 
the  word  "  credible." 
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and  their  credit  weighed,  no  subsequent  incompetency  would  affect  the 
validity  of  the  will.  This  is  now  enacted  both  in  Maine,  Vermont,  Mas- 
sachusetts and  Michigan.  Credible  has  also  been  held  to  mean  compeieyit, 
at  the  time  of  attestation,  in  South  Carolina.(l) 

49.  It  has  been  held  in  South  Carolina,  that  a  devisee  is  an  incom- 
petent witness  to  a  will.  His  interest  is  a  vested  one,  and  the  chance 
of  its  lapsing  is  a  mere  possibility. (2) 

50.  But  a  witness  is  competent,  though  taking  an  interest  under  the 
will,  if  he  has  an  equal  or  greater  interest  against  it.  So  a  will  is  good, 
though  attested  by  a  devisee,  if  there  is  the  requisite  number  without 
him.(3)(a) 

51.  A  witness  is  not  incompetent,  because  he  holds  a  covenant  of 
warranty  from  the  testator.  The  devisee  and  his  heir  would  be  equally 
liable  upon  such  covenant.(5) 

52.  One  appointed  executor  in  a  will  is  held  a  credible  ivitness ;  be- 
cause his  interest  is  contingent,  depending  upon  his  acceptance  of  the 
trust,  more  especially  where  he  renounces  before  intermeddling.  So 
the  surety  of  an  adrainistrator.(5) 

53.  A  legatee  may  of  course  be  a  witness  against  the  will. (6) 

5*4.  Infamy  disqualifies  a  person'^for  an  attesting  witness;  as,  for  in- 
stance, conviction  of  the.  crime  of  sheep-stealing.  So  a  want  of  any 
sense  of  religious  obligation. (7) 

55.  The  provisions  of  the  Statute  of  Geo.  II,  above  referred  to,  have 
been  substantially  adopted  in  many  of  the  States.  In  Virginia,  Con- 
necticut, Arkansas,  Vermont,  Ohio,  Missouri  and  Illinois,  where  a  wit- 
ness is  a  legatee  in  the  will,  which  cannot  be  proved  without  him,  the 
legacy  is  void  ;  but,  if  he  is  also  an  heir  at  law,  he  shall  have  a  portion 
equal  to  the  legacy. (8) 

bQ.  Ill  Missouri  and  Adi:ansas,  payment,  acceptance,  release  or  refusal 
of  the  legacy,  or  the  death  of  the  legatee  before  that  of  the  testator, 
makes  the  attestation  valid  ;  leaving  his  credit  open  to  inquiry. (9X^) 

57.  A  few  cases  have  arisen,  where  an  attesting  witness,  though  in- 
terested in  the  will,  was  not  interested  in  such  a  manner  as  to  fall 


(1)  Amory  v.  Fellowes,  5  Mass.  219  ;  Sears 
V.  Dillingham,  12,  358  ;  Bacon  v.  Bacon,  17 
Pick.  134 ;  Garland  v.  Crow,  2  Bai.  24.  (See 
Hall  V.  Hall,  17  Pick.  373  ;  3  Const.  (S.  C.) 
336;  Mich.  Rev.  St.  270-1;  Mass.  Rev.  St. 
417  ;)  Verm.  Rev.  St.  255  ;  Jones  v.  Scott,  2 
Alab.  (N.  S.)  58. ,  "Workman  v.  Dominick,  3 
Strobh.  589. 

(2)  Snelgrove  v.  Snelgrove,  4  Desaus.  279. 

(3)  Garland  v.  Crow/2  Bai.  24;  (Acklessf. 
Seekright,  1  Bre.  46.) 

(4)  Thompson  v.  Shoeraan,  1  Bibb,  401. 
(5j  Sears   v.    DiUingham,    12    Mass.   358; 


Berry  v.  Hamilton,  10  B.  Mon.  129  ;  Com- 
stock  V.  Hadlyme,  8  Conn.  254  ;  Orndorflf  v. 
Hammer,  12  B.  Mon.  619  ;  Pilson  v.  Filson,  3 
Strobh.  288  ;  Croft  v.  Croft,  4  Gratl.  103. 

(6)  Oxenden  v.  Penerice,  Salk.  691. 

(7)  Pendock  v.  Makender,  4  Burns'  Eccl.L. 
95  ;  Curtiss  v.  Strong,  4  Day,  51. 

(8)  Conn.StS.  1848,  36  ;  Walk.  340;  Swan, 
993;  Conn.  St.  226-7;  lUin.  Rev.  L.  615; 
Misso..St.  619 ;  Ark.  Rev.  St.  770;  Verm.  lb. 
255;  Vn-.  Rev.  C.  377. 

(9)  Misso.  St.  619;  Ark.  Rev.  St.  770. 


{a  In  England,  under  Statute  25  Geo.  II,  ch.  6,  a  devise  to  an  attesting  witness  is  void, 
though  there  are  three  without  him.     Doe  v.  Mills,  1  M.  &  Rob.  288. 

{h)  The  statute  in  question  is  substantially  re-enacted  in  Maine,  Rhode  Island,  New  Hamp- 
shire and  Georgia.  In  Coiniecticut,  Ohio,  Michigan,  Kenluclvy,  Mississippi,  Alabama  and 
Virginia,  with  tlie  qualiQcations,  that  a  witness  may  take,  if  there  are  enough  without  hira  ; 
or,  ?f  he  is  an  heir,  a  share  not  exceeding  his  devise.  In  Vermont,  the  latter  alone.  In 
Massachusetts,  the  former  alone.  In  Tennessee,  a  legatee  in  a  will  is  not  a  good  witness  to 
a  codicil.  The  above  statute  is  not  in  force  in  relation  to  this  point.  Gass  v.  Gass,  3 
Humph.  278. 
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wiUiin  the  provisions  of  the  above  statute  of  Geo.  II  and  corresponding 
American  acts,  and  in  which  the  validity  of  the  devise  therefore  was 
decided  upon  other  grounds.  These  are  cases  of  a  consequential  interest, 
arising  not  from  a  direct  devise  to  the  witness  himself,  but  from  a  devise 
to  some  other  person,  with  whom  the  witness  was  in  law  connected. 

58.  Thus  where  a  reversion  expectant  upon  a  life  estate  was  devised 
to  A,  a  female,  whose  husband  was  an  attesting  witness  to  the  will ;  and 
both  the  testator  and  A  died  before  the  termination  of  the  life  estate ; 
held,  the  husband  was  an  incompetent  witness.(l) 

0\).  Devise  to  the  wife  of  the  testator  for  life,  then  to  trustees  for  the 
use  of  such  persons  as  shall  hereafter  reside  in  a  certain  part  of  Boston, 
to  be  applied  to  the  support  of  the  Gospel  ministry  in  a  congregational 
church  and  society,  which  may  be  there  organized,  and  to  the  establish- 
ment of  a  school  there.  The  attesting  witnesses  resided  there.  Held, 
they  were  not  incompetent  from  interest,  such  interest  being  wholly 
contingent,  for  the  following  reasons;  that  it  was  uncertain  whether 
they  would  survive  the  wife,  whether  there  would  be  a  church,  &c.j  in 
the  place  referred  to,  and  whether  they  would  belong  to  it ;  and  also 
uncertain,  whether  the  devise  would  relieve  them  from  taxation,  with- 
out which  the  advantages  of  public  worship  and  of  education  would 
constitute  no  disqualifying  interest.(2) 

60.  In  another  late  case  in  Massachusetts,  the  question  was  raised, 
whether  members  of  a  parish  are  good  attesting  witnesses  to  a  will 
which  contains  a  devise  to  such  parish.  It  was  contended,  that  the 
form  of  the  devise  was  not  such  as  to  render  the  witnesses  devisees  and 
thereby  avoid  the  devise,  it  being  made  not  to  them,  but  to  the  parish 
of  which  they  were  members  ;  and  also,  that  a  statute,  making  the 
members  of  all  public  corporations  competent  witnesses  for  such  cor- 
porations in  salts  at  laio,  did  not  embrace  the  attestation  of  a  will.  The 
former  of  these  grounds  was  not  contested,  either  by  counsel,  or  b}^  the 
court ;  but  in  regard  to  the  latter  it  was  held,  that  the  witnesses  were 
made  competent  by  the  statute  referred  to.(8) 

61.  It  has  also  been  held  in  Connecticut  and  New  Hampshire,  that  a 
principle  of  Sktte  common  law,  or  immemorial  usage,  by  which  corpora- 
tors are  made  competent  to  testify,  also  renders  them  good  attesting 
witnesses  to  a  will.(4)(a) 

62.  In  Maryland,  persons  incompetent  to  establish  a  will  from  inter- 
est may  become  competent  b\''  assigning  such  interest. (5) 

68.  It  is  said,  publication  is  necessary  to  the  validity  of  a  will,(/;) 
meaning  thereby  some  act,  over  and  above  the  execution  before  wit- 
nesses and  their  attestation,  showing  that  the  testator  intended  the  in- 
strument to  operate  as  his  will.  The  words,  signe<J  and  published  by  A, 
"as  and  for  his  last  will,"  are  a  sufficient  publication.  So  a  publica- 
tion to  one  witness  is  sufficient.     So  the  delivery  of  a  will,  as  a  deed. 

(1)  Hatfleld  v.  Thorp,  5  B.  &  A.  589.     See        (3)  Haven  v.  Hilliard,  23  Pick.  10. 
Greer  V.  M'Crackin,  Peck,  301.     Also,  Jack-  I      (4)  Cornwell  v.  Isliam,  1  Day,  35;   Eustis 
son  V.   Woods,  1  John.  Gas.    163  ;  v.  \v.  Parker,  1  X.  H.  273. 

Durland,  2,  314,  contra.  (5)  Deakins  v.  Hollis,  7  Gill  &  J.  311. 

(2)  Hawes  v.  Humphrey,  9  Pick.  350.  I 


(a)  In  Delaware,  relief  from  taxation  is  uo  disqualifying  interest  in  attesting  -.vitnesses- 
Del.  St.  556. 

{b)  The  late  statute  of  Victoria  upon  wills  dispenses  altogether  with  publication. 
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And  a  publication  may  be  inferred  from  circumstances.  In  KentuckVj 
the  signing  and  attestation  of  a  will  are  a  sufficient  publication.  In 
Maine,  the  testator  need  not  declare  the  instrument  to  be  his  will  be- 
fore the  witnesses.  In  New  York  and  Arkansas,  he  must  declare  it  to 
be  such.(l)(a)    (See  sec.  26.) 

64.  Where  a  paper  containing  the  substance  of  a  will  is  found  in  the 
possession  of  the  deceased,  not  attested,  but  with  the  usual  act  of  exe- 
cution subjoined,  this  is  sufficient,  without  evidence  of  publication,  to 
establish  the  paper  as  a  testamentary  act.  Otherwise,  if  there  is  a  want 
of  any  formal  act  of  authentication. (2) 

65.  It  has  been  sometimes  supposed,  that  a  testator  might,  by  a  will 
duly  executed,  reserve  or  create  to  himself  a  power  to  dispose  of  his 
land  by  a  subsequent  instrument,  not  duly  executed  ;  as  by  devising 
to  trustees,  in  trust  for  such  uses  as  he  should  hereafter  appoint.  This 
doctrine,  however,  has  been  opposed  by  a  distinguished  writer,  as 
amounting  to  a  dispensation  fron:i  the  formalities  provided  for  the  pre- 
vention of  fraud  by  the  statute  of  frauds,  and  even  from  the  requisition 
of  the  statute  of  wills,  that  a  devise  sliould  be  in  Avriting.(3) 

66.  Devise  to  trustees  in  fee,  to  the  use  of  A  for  life,  remainder  to 
her  sons  in  tail,  &c.,  remainder  to  such  uses  as  the  testator  by  any  deed 
or  instrument,  attested  by  two  or  more  credible  witnesses,  should  ap- 
point. The  testator,  by  a  deed  dated  the  day  after  the  will,  attested  by 
two  witnesses,  and  i^eciting  the  will ;  in  pursuance  of  the  power  there- 
by reserved,  limited  his  estates,  after  the  death  of  A,  her  sons,  &c.,  in  a 


(1)  Ross  V.  Ewer,  3  Alk.  161 ;  Peat  v.  Ong- 
ly,  1  Com.  R.  19U;  Trimmer  v.  Jackson,  4 
Burns'  Eccl.  L  114,  119;  Moodie  v.  Eeid,  7 
Taun.  356;  Ward  v.  Swift,  1  C.  &  M.  175; 
White  V.  British,  &c.,  6  Bing  310;  Ray?;. 
Walton,  2  Marsh.  74;  Small  v.  Small,  4 
Greeul.  220;  Remsen  v.  Brinckerhoff,  26 
Wend.    325;  Ark.  Rev.   St.    764;    Swift  v. 


Wiley,  1  B.  Monr.  118;  Allen  v.  Bradshaw, 
1  Curties,  110;  Heyer  v.  Berger,  1  Hoffm. 
Ch.  1 ;  7  Taun.  355 ;  4  Kent,  514,  5  ;  Chaffee  v. 
Baptist,  &c.,  N.  Y. ;  Vincent  v.  The  Bishop, 
&G.,  3  ling.  L.  &  Kq.  198. 

(2)  Barnet,  3  Rawle,  15. 

(3)  Fearne  Opiu.  435. 


(a)  A  will  having  been  written  by  a  third  person,  the  testatrix  signed  it,  and  acknowledged 
her  hand  and  seal  before  the  subscribing  witnesses,  but  it  was  not  read  to  her,  nor  was  any- 
thing said  to  show  that  it  was  her  will.  The  attestation  clause  was  not  read,  but  it  stated  a 
publication  of  the  will.  Held,  the  will  was  invalid.  Brinckerhoff  v.  Remsen,  8  Paige,  488. 
It  is  sufficient,  that  the  testator  informs  the  witnesses,  that  he  knows  the  nature  of  the  in- 
strument, and  distinctlj'  recognizes  it  as  his  will.  And  the  statement  of  a  publication  in  the 
attestation  clause,  is  j^rima  facie  evidence  of  it.     lb. 

Where  a  testator  had  previously  signed  his  will,  and  the  attestation  clause  (which  was  in 
the  usual  form,  "signed,  sealed,  published,"  &c.)  was  read  in  his  presence  and  tliat  of  the 
witnesses,  followed  by  his  affirmation  that  it  was  his  last  will  and  testament;  held,  a  com- 
plete fullilinent  of  the  requirement  of  the  statute  on  that  subject.  Whitbeck  v.  Patterson, 
10  Barb.  608. 

No  particular  form  of  words  is  necessary,  if  the  statute  is  complied  with  in  substance. 
There  must,  however,  be«  declaration  by  the  party,  to  the  attesting  witnesses,  that  the  in- 
strument is  his  will.     Brown  v.  De  Selding,  4  Sandf.  10. 

The  testatrix,  at  the  time  of  execution  of  the  will,  asked  "where  was  tlie  proper  place 
for  her  to  sign?"  but  the  will  was  not  read  by  her,  nor  to  her,  nor  anything  said  concerning 
its  contents,  nor  anything  said  or  done  by  her  in  the  presence  of  attesting  witnesses,  by 
whicli  she  indicated  that  the  paper  was  her  will.  Held,  the  instrument  was  not  declared  or 
pulilislied  as  a  will.     lb. 

In  Delaware,  tiio  fornuil  execution  of  a  will  is  a  publication ;  and,  in  a  case  of  undoubted 
capacit}',  it  need  not  be  proved  that  the  will  was  read  to,  or  by,  the  testator,  if  it  appears 
that  he  knew  the  contents.     Smith  v.  Dolby,  4  Harring.  350. 

In  Kentucky,  where  the  name  of  a  testator  appeared  in  the  body  of  liis  will,  and  he  pub- 
lished it,  and  caused  it  to  be  witnessed  by  one  person,  in  his  presence,  and  afterwards  signed 
it  in  the  presence  of  anotlicr  witness ;  held,  a  good  execution  and  publication.  Allen  v, 
Everett,  12  B.  Mon.  371. 
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certain  way.  Held,  by  the  Court  of  King's  Bench,  that  the  last  instru- 
ment was  a  deed,  not  a  will;  and,  on  a  subsequent  hearing, -that  it  was 
in  its  nature  testamentary  ;  but  in  either  view,  that  it  was  ineffectual  to 
create  the  uses  therein  appointed. (1) 

67.  The  phrase  "  lands  or  tenements,"  in  the  statute  of  frauds,  in- 
cludes all  interests  created  out  of  lands,  such  as  terms  for  years  or 
powers  to  sell  or  charge  lands.  (But  see  sec.  77.)  So,  where  a  legacy 
is  given  originallj-  and' primarily  out  of  the  land,  as  it  can  be  raised  oul}' 
by  a  sale  of  the  land,  the  will  must  be  executed  according  to  the 
statute.(2) 

6S.  But  where  a  will,  dul^y  executed,  charges  lands  wdth  all  debts 
and  legacies,  and  a  codicil  not  duly  executed  gives  other  legacies,  the 
latter  are  chargeable  upon  the  land ;  the  codicil  executing  a  power  re- 
served by  the  will.  The  principle  is  the  same,  as  in  the  case  where  one 
charges  his  lands  with  all  his  debts ;  in  which  the  charge  applies  to 
debts  subsequently  contracted  during  his  life.  So  where  one  makes 
two  wills,  one  of  his  real,  the  other  of  his  personal  estate,  the  former 
dul}^  executed,  the  latter  not,  and  bj'  the  former  charges  debts  and  lega- 
cies.upon  the  land,  the  land  is  charged  with  legacies  given  by  the  sec- 
ond will.  The  same  principle  applies,  where  the  legacies  given  by  a 
second  will  are  not  new  legacies,  but  a  modificatior.  of  the  former; 
where  there  is  merely  an  alteration  of  the  intent  as  to  the  quantum^  and 
a  revocation  pro  tanto.{3) 

69.  Devise,  by  a  will  duly  executed,  of  £400  to  A,  and  the  remain- 
der of  the  testator's  estate,  after  payment  of  debts  and  legacies,  to  B, 
A  subsequent  will,  not  duly  executed,  gave  to  A  £100,  to  C  £400,  and 
all  the  rest  of  the  estate  to  B.  The  testator  having  subjected  his  estate 
to  the  paj^ment  of  debts  and  legacies,  held,  it  was  chargeable  with  the 
legacies  given  by  the  second  will. (4) 

70.  So  where  a  will,  dul)^  attested,  created  a  term  for  payment  of  all 
legacies  to  be  named  in  a  codicil,  which  was  afterwards  made,  and  gave 
legacies  and  annuities^  the  annuities  w^ere  held  to  be  legacies.(o) 

71.  In  these  cases,  the  charge  upon  lands  is  said  to  be  fluctuating, 
and  merely  makes  them  auxiliary  to  the  personal  estate,  or  directs  that 
they  be  converted  into  and  applied  as  personal  estate.  It  is  impossible 
previously  to  ascertain  what  debts  a  man  may  owe  at  his  death,  or  what 
legacies  he  may  be  able  or  desirous  to  give.  Hence,  when  debts  and 
legacies  are  charged  b}^  an  attested  will,  it  is  only  necessary  to  show  a 
debt  or  legacy,  in  order  to  constitute  a  charge ;  for  the  momen^t  that 
character  is  shown  to  belong  to  the  demand,  you  show  that  it  is  alread}' 
charged  upon  the  land.  A  legacy  may  be  given  by  an  informal  will ; 
when  given,  you  predicate  of  it  that  it  is  a  legacy  ;  and  then  the  charge 
immediately  attaches,  by  virtue  of  the  first  will.(6) 

72.  Although  the  above  rule  is  settled  ia  many  cases,  and  unques- 
tionably too  well  established  to  be  disturbed  ;  yet  it  has  been  doubted 
whether  it  is  perfectlj'  consistent  with  the  statute  ;  for  in  effect  the  tes- 
tator does  dispose  of  his  land  by  an  unattested  codicil,  when  he  is  at 


(1)  Habergham  v.  Viucent,  5  T.  R.  92. 

(2)  Brudenell  v.  Boughton,  2  Atk.  272; 
"Walker  v.  Denne,  2  Ves.  179.  See  Mirehouse 
V.  Scaife,  2  My.  &  C.  695. 

(3)  Masters  v.  Masters,  1  P.  "Wms.  421 ;  2 
Atk.  268. 


(4)  Brudeuell  v.  Boughton,  2  Atk.  268. 

(5)  Habergham  v.  Vincent,  5  T.  R.  95. 

(6)  Duke,  &c.  V.  Williams,  2  Ves.  231; 
Fearne's  Opin.  434;  Sheddon  v.  Goodrich,  8 
Ves.  495;  llose  v.  Cunnj-nghame,  12  Ves. 
29. 
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liberty  to  burden  it  with  legacies  so  given.  And  the  principle  is  held 
not  to  appl)',  where  the  will  does  not  charge  the  land  with  legacies,  &c., 
generally,  but  with  such  only  as  shall  be  afterwards  given  and  charged 
thereupon,  and  the  codicil,  unattested,  declares  that  a  certain  legacy 
shall  be  a  charge.  In  such  cases,  not  only  the  legacy  is  to  be  found, 
but  also  the  will  of  the  testator,  to  make  it  a  charge.  It  is  in  effect  an 
attempt  to  reserve,  by  a  will  duly  executed,  a  power  to  charge  by  a 
will  not  duly  executed  ;  for,  unless  the  testator  thinks  fit  in  his  codicil 
to  declare  his  intention  that  the  land  shall  be  charged,  it  will  not 
be.(l) 

73.  Devise  of  land  to  trustees,  in  trust  from  the  produce  to  pay  off 
debts  and  incumbrances,  and  all  annuities,  legacies,  &c.,  which  the  tes- 
tator should  give  (and  charge  upon  the  estate)  by  his  will  or  nuy  sub- 
sequent codicil  or  writing,  in  his  own  hand,  whether  witnessed  or  not. 
By  an  unattested  codicil,  he  gave  an  additional  annuity  to  his  wife, 
out  of  the  land.  Held,  the  land  was  not  chargeable  with  this  an- 
nuity .(2) 

74.  An  unattested  paper,  made  previously  to  a  formal  will,  and 
clearly  referred  to  by  the  latter,  may  perhaps  make  a  part  of  the  will, 
but  a  subsequent  paper  cannot.  With  regard  to  legacies  given  by  an 
unattested  paper,  though  it  is  settled'  that  they  will  .be  included  in  a 
charge  made  by  the  will,  yet  this  is  said  to  be  a  solitary  case.  And  if, 
b)'  an  attested  will,  the  testator  directs  that  an  estate  be  sold,  though 
he  might  have  exhausted  this  fund  by  legacies,  he  cannot  by  an  unat- 
tested will  give  away  any  part  ol  it. (3) 

75.  In  Massachusetts,  if  a  will  is  not  duly  executed  to  pass  lands, 
legacies  bequeathed  by  it  cannot  be  charged  upon  the  real  estate.(4:) 

76.  The  requisitions  of  the  statute  of  frauds  apply  to  the  devise  of  a 
t7'ust,  as  well  as  a  legal  estate.  Otherwise,  the  statute  would  not  be 
efi'ectual  to  prevent  irauds  and  perjuries.  So,  an  equity  of  redemption 
is  within  the  statute,  being  real  estate.  And,  on  the  other  hand,  a 
mortgage,  though  merely  security  lor  debt,  does  not  pass  by  an  unat- 
tested will.  It  has  been  sometimes  said,  that  a  bequest  of  the  debt 
will  carry  the  mortgage  also ;  but  the  better  opinion  seems  to  be,  that 
it  only  gives  the  legatee  a  right  to  demand  a  conveyance  Ironi  the 
heir.(5) 

77.  An  existing  term  for  years,  being  a  chattel,  might  be  bequeathed 
before  the  statute  ot  frauds.  Therefore,  since  the  statute,  it  will  pass 
by  an  unattested  will.  Otherwise,  if  attendant  on  the  inheritance. (6) 
(See  sec.  67.) 

78.  In  Massachusetts,  a  statute  of  1783  provided,  that  a  will  pur- 
porting to  disj)0se  of  both  real  and  personal  estate,(a)  but  not  duly  at- 
tested to  pass  the  former,  shall  not  be  approved  as  a  testament  of  the 
latter. 

79.  But  a  will  purporting  to  dispose  of  both  lands  and  chattels,  and 


(1)  12  Ves.  29;  (5  T.  R.  92.) 

(2)  Rose  V.  Cunynghame,  12  Ves.  29. 

(3)  Wilkinson    v.    Adam,    1    Ves.   &   B. 
445-6. 

(4)  Winslow,  14  Mass.  421. 


(5)  6  Cruise,  64. 

(6)  6  Cruise,  65  ;  Wliitclinrcli  v.  Whit- 
cliurch,  2  P.  Wms.  236;  Villiers  v.  Villiers, 
2  Atic.  72. 


(o)  In  Vermont,  auch  will  must  be  good,  or  revoked,  for  tlie  whole.     1  Verm.  L.  337. 
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ineffectual  as  to  the  former  by  reason  of  the  tesiator''s  incomijetency,  on 
account  of  infancy,  is  still  valid  as  to  the  latter.  And  the  reason  of  the 
statute,  and  therefore  the  statute  itself,  has  been  held  inapplicable, 
where  the  real  estate  and  personal  are  both  given  to  one  person.  In 
such  case,  therefore,  the  personal  estate  passes,  though  the  will  be  not 
duly  attested,  &c,(l) 

80.  A  will  disposed  o^  all  the  testator'' s  property^  of  whatsoever  name  or 
nature,  and  a  schedule  was  indorsed  thereupon,  showing  that  the  estate 
was  exclusively  personal.  Held,  the  will  did  not  purport  to  dispose  of 
lands,  and  need  not  be  attested. (2) 

81.  In  one  case  in  Massachusetts,  the  general  principle  was  estab- 
lished, (independently  of  the  statute,  which  did  not  apply  to  the  case,) 
that  a  will,  defective  and  invalid  as  to  any  material  part  of  the  estate 
intended  to  be  disposed  of,  cannot  be  allowed  as  to  any  other  part ; 
especially  where  children  are  the  devisees  and  legatees;  because  each 
devise,  &c,,  is  in  some  measure  a  condition  of  every  other.  But  this 
decision  is  now  overruled. (3)  But  in  New  York,  if  a  part  only  of  the 
will  cannot  be  executed  without  defeating  the  general  intent,  the  inva- 
lidity of  a  part  will  defeat  the  whole.(4) 

82.  In  order  to  pass  lands,  a  will  must  be  executed  according  to  the 
laws  of  the  place-where  the  lands  :ire  situated.(o)(a) 

83.  It  is  said  to  have  been  a  common  practice  in  England  for  a  long 
time,  where  a  title  depends  upon  a  will,  to  prove  the  execution  of  it 
per  testes  in  Chancery.  But  Lord  King  was  of  opinion  that  a  will,  as 
well  as  a  deed,  might  be  received  on  proof  of  the  witnesses'  handwri- 
ting.(6)  The  necessity  and  effect  of  probate  in  this  country  have  been 
alieady  brief!}-  considered.     (Ch,  90.) 


(1)  Deane  v.  Littlefield,  1  Pick.  239. 

(2)  Very  v.  Very,  3  Pick.  374.  See  Den 
V.  Sni teller,  2  Green,  54. 

(3;  Osgood  V.  Breed,  12  Mass.  525  :  1  Pick. 
239.  (See  Brown  v.  Thorndike,  15  Pick,  388  ; 
Easton.  6  Paige,  183.) 

(4)  Hartuu  v.  Horse,  2  Bar'o.  Ch.  506. 

(5)  Coppin  V.  Coppin,  2  P.  Wms.  293  ;  Kerr 


V.  Moon,  9  Wheat.  565  ;  Bradbury  v.  Doe,  1 
Blac.  372.  See  Watkins  v.  Holraan,  16  Pet. 
25;  Potter  v.  Titcomb,  9  ShepI  300;  Mills 
V.  Fogal,  4  Edw.  Ch.  559 ;  Cornelison  v. 
Browning,  10  B.  Mon.  425. 

(6)  6  Cruise,   66 ;  Colton  v.  "Wilson,  3  P. 
Wms.  192.    Fearne's  Opin.  234. 


{a)  In  Massachusetts,  (St.  1843,  269.)  any  will,  made  in  any  other  State  or  country,  con- 
formably to  its  laws,  is  valid  here.  So,  in  Indiana.  St.  1824;  O'Brien  v.  Woody,  4  McL. 
75.  In  Missouri,  it  is  provided  (St.  1843,  3,  4)  that  the  citizen  of  a  foreign  country  may 
devise  land  situated  in  that  Stale,  by  a  will  conformable  to  the  laws  either  of  the  State  or 
of  sucli  foreign  country.  In  Arkansas,  the  same  provision  is  made  with  regard  to  citizens 
of  other  States  or  Territories.  Rev  St.  769-70.  See  Smith,  &c.,  2  Eng.  L.  &  Equ.  598; 
Depas  V.  Mayo,  11  Mis.  314;  Nicholson  v.  Leavitt,  4  Sandf.  252;  Glenn  v.  Thistle,  23 
Miss.  42. 

An  inhabitant  of  Massachusetts,  while  in  the  State  of  New  York  on  a  visit,  being  sick 
and  in  appreliension  of  death,  executed  an  instrument  in  the  presence  of  two  witnesses  who 
attested  it  at  his  request,  in  the  following  terms:  "It  is  my  wish  that  the  will  that  I  made 
be  destroyed,  and  my  estate  settled  according  to  law."  Before  signing  his  name  thereto,  the 
paper  was  read  aloud  to  the  testator,  and  he  was  asked  if  it  would  answer,  to  whieli  he 
replied  that  it  would.  Held,  this  instrument  was  executed  in  the  manner,  and  with  the 
formalities  prescribed  by  law,  to  admit  it  to  probate  in  the  State  of  New  York,  aa  a  testa- 
mentary instrument  or  codicil,  and  therefore,  that  under  the  Statute  of  1843,  c.  92,  sec  1,  it 
might  be  proved,  recorded,  and  proceeded  upon  as  such  in  this  State.  Bay  ley  v.  L'ailey,  5 
Cush.  245. 

Before  1845,  lands  in  Missouri  could  be  devised,  by  will  executed  according  to  the  law  of 
the  place  where  it  was  made.  The  act  of  1845,  changing  the  law  in  this  respect,  is  not 
retrospective  in  its  operation.     Scbulenberg  v.  Campbell,  14  Mis.  491. 
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CHAPTEE    XCII. 


REVOCATION  OF  DEVISES. 


1.  Will,  in  its  nature  revocable. 

2.  Revocation  must  be  in  writing — modes 

of  revocation. 

3.  By  subsequent  will ;   whether  such  will 

must  be  an  operative  one  ;  whether  its 
contents  must  be  known,  &c. 
8.  Second  will  revokes,  only  so  far  as  in- 
consistent with  the  first;  contents  of 
second  unknown,  &c. 
15.  Two  wills  of  one  date. 


IG.  Revocation  of  legacies  charged  upon 
land. 

19.  Revocation  by  codicil. 

20.  Revocation  by  subsequent  writing. 
26    By  cancelling,  &c. 

40.  Implied  revocations,  marriage,  &c. 

53.  Transfer  of  the  land  devised,  when  and 
how  far  a  revocation  ;  intention  to  re- 
voke unnecessary,  ifec;  pro  tanto  revo- 
cation, bankruptcy,  &c. 


1.  It  is  one  of  the  inseparable  incidents  of  a  devise,  arising  from  the 
fact  that  it  does  not  take  effect  till  after  the  testator's  death, (a)  to  be 
subject  to  revocation  during  his  life.  And  this  is  a  power  of  which  he 
cannot  deprive  himself,  even  bj  the  express  declaration  that  the  will 
shall  be  irrevocable.(l) 

2.  It  is  said,  that  as  the  statute  of  wills  provided  merely  for  the 
making  of  devises  in  writing,  thej  might  be  revoked^  under  that  statute, 
without  writing.  Thus  any  act,  indicating  an  intention  to  destroy  the 
will,  was  a  good  revocation.  But,  by  the  statute  of  frauds,  no  clause 
of  a  will  can  b^  revoked,  except  by  some  will  or  codicil  in  writing,  or 
other  writing,  signed  in  presence  of  three  or  four  witnesses  ;  or  by 
burning,  cancelling,  tearing  or  obliterating  the  same,  by,  or  in  presence 
of  the  testator,  or  by  his  direction  and  consent.  Parol  declarations  of 
the  devisor  are  inadmissible  upon  the  question  of  revocation,  unless 
they  relate  to  tiie  res  gestae^  and  show  the  intent  of  an  act.  So  the  pe- 
cuniary circumstances  of  children,  &c.,  are  no  evidence  upon  the  ques- 
tion of  revocation,  as  showing  the  sufficiency  of  a  devise  to  them  or 
the  reverse.(2) 

8.  A  subsequent  will  revokes  a  former  one,  either  where  it  contains 
an  express  clause  of  revocation,  or  makes  a  new  and  incompatible  dis- 
position of  the  property.(3) 

4.  So  the  republication  of  a  prior  will  revokes  a  later  one,  where  the 
dispositions  are  different.  (In  Pennsylvania,  such  republication  may 
be  by  parol.     See  ReiyaUication  of  Devise>j{\) 

5.  An  instrument,  intended  for  a  will,  but  defective  in  itself  or  in  its 
execution,  is  no  revocation  of  a  prior  will,  though  containing  an  ex- 
press clause  of  revocation.     Nor  can  it  be  used  for  this  purpose  with- 


(1)  Bac.  Max.  19;  Vynior's  case,  8  Rep. 
82  a;  Nan  Miekel,  14  John.  324;  9  Cow. 
208;  Virg.  Code.  51(5. 

(2)  6  Cruise,  67  ;  Lawson  v.  Morrison,  2 
Dall.  289;  4  C(jw.  483;  Jackson  v.  Betts,  9 


Cow.  208;  Doe  v.  Harris,  8  Ad.  &  Ell.  1; 
Smith  V.  Dolby,  4  Harring.  350.  See  Lyon 
V.  risk,  1  La.  Ann.  R.  444. 

(3)  Boudinot  v  Bradford,  2  Dall.  268. 

(4)  Hanard  v.  Davis,  2  Binn.  406. 


(«)  "  A  testament  is  of  force  after  men  are  dead ;  otherwise  it  is  of  no  strength  at  all 
while  the  testator  livetli."     Hebrews,  ix.  17. 

A  will  is  inchoate,  though  not  consummate,  from  the  execution  of  it  For  many  purposes 
in  law,  it  relates  to  the  time  of  making  it,  tliouah  it  does  not  take  effect  till  after  the  testa- 
tor's death.     Martindale  v.  Warner,  15  Penn.  471. 
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out  probate.  Hence,  if  an  instrument  offered  for  probate  as  a  will  is 
disallowed,  on  the  ground  of  fraud  upon  and  incapacity  of  the  testator, 
it  cannot  be  afterwards  set  up  as  a  revocation  of  a  prior  will.  The  in- 
capacity affects  the  revoking  as  well  as  devising  part  of  the  instru- 
ment.(i)  (See  sec.  20.)  And  an  unattested  will  is  no  revocation  of  a 
prior  will,  though  both  are  inclosed  in  an  envelope,  upon  which  is  an 
indorsement,  implying  that  the  latter  was  meant  to  supersede  the 
former.(2)(a) 

6.  But  a  subsequent  devise  may  operate  by  way  of  revocation,  if 
obvioaslj'  so  intended,  even  though  from  some  extrinsic  cause  it  does 
not  take  effect  as  a  devise  ;  as,  where  it  is  made  to  a  Roman  Catholic, 
or  to  a  corporation^  or  to  the  poor  of  a  parish,  neither  of  which  devisees 
was  capable  formerly  in  England  of  taking  lands. 

7.  It  has  been  held,  that  if  a  second  will  contains  an  express  clause 
of  revocation,  this  clause  takes  effect  immediately,  so  that  the  first  will 
is  thereby  annulled,  even  though  the  second  is  afterwards  destroyed.. 
This  point,  however,  has  been  in  other  cases  denied  ;  and  the  cancella- 
tion of  the  last  will,  though  containing  a  clause  of  revocation,  held  to 
revive  the  first.  The  turning  point  of  inquiry  seems  to  be,  whether  or- 
not  the  testator  intende']^  by  cancelling  the  second  will,  to  re-establish 
the  first.  It  is  said,  where  a  second  will  is  destroyed,  without  more,  the 
first  is,  in  general,  ipso  facto  revived.  But  the  circumstances  (ff  the 
case,  showing  an  intent  one  way  or  the  other,  must  be  proved. (3)(6) 

8.  A  second  will,  or  codicil,  containing  no  clause  of  revocation,  re- 
vokes the  first  only  so  far  as  inconsistent  with  it,  even  though  it  pro- 
fess an  intention  to  make  a  different  disposition  of  the  whole  estate. 

9.  Thus,  where  the  first  will  devises  to  A  in  fee,  and  the  second  to  B 
for  life,  paying  A  a  certain  rent;  A  takes  the  reversion  in  fee,  and  B 
a  life  interest,  subject  to  rent.(4:) 


(1)  Reid  V.  Borland.  14  Mass  208 ;  Laugh- 
ton  V.  Atkins,  1  Pick.  535 ;  Eecleston  v. 
Speke,  Garth.  79;  Limbery  v.  Mason,  Com. 
4:5]  ;  Hyde  v.  Hyde,  3  Cha.  155;  Onions  v. 
Tyrer,  2  Vern.  742 ;  Ilchester,  7  Ves.  jun. 
348:  Winslow,  U  Mas.s.  421;  Beckett  v. 
Harden.  4  M.  &  S.  1 ;  Deakins  v.  Hollis,  7 
Gill  &,  J.  311;  Taylor  v.  Taylor,  2  ISTott  & 
M'O.  485. 


(2)  Grantlev  v.  Garthwaite,  3  Russ.  90. 

(3)  1  Rolle's  Abr.  614;  Ropers.  Ratcliffe, 
10  Mod.  233;  James  v.  Marvin„  3  Conn.  576; 
2  Dall.  289  ;  Boudinot  v.  Bradford,  2  Ball. 
268;  2  Yeates.  174;  Linginfetter  v.  Lingin- 
fettcr,  Hard.  119. 

(4)  Coward  v.  Marshall,  Cro.  Eliz.  721.  See 
Lyon  V.  Fiske,  1  La.  Ann.  Reg.  444. 


(a)  Where  a  codicil,  containing  a  clause  of  revocation,  recites  the  death  of  a  devisee  in 
the  will,  who  is  still  living;  the  revocation  is  conditional  only  upon  the  devisee's  death,  al- 
though the  testator  subsequently  discovers  that  he  is  alive.  Doe  v.  Evans,  10  Ad.  &  Ell. 
228. 

(6)  In  Ohio  and  Arkansas,  revocation  of  a  second  will  does  not  revive  tlie  first,  unless  the 
terms  of  revocation  show  such  to  be  the  intent,  or  the  first  is  republished.  Swan,  998 ; 
Ark.  Rev.  St-  767. 

An  informal  addition  to  a  will,  after  its  execution,  will  not  operate  as  a  statutory  revoca- 
tion, wliere  the  additional  matter  neither  bears  upon  the  contents  of  the  will,  nor  upon  its 
interpretation.     WikofTs  Appeal,  3  Harris,  281. 

An  omission  to  mention  a  particular  codicil  in  a  clause  of  republication,  in  which  prior 
and  subsequent  codicils  are  specified,  may  be  an  implied  revocation  of  such  codicil ;  but  this 
implication  may  be  rebutted  by  other  circumstances.    lb 

A  left  a  will  dated  in  1845,  two  codicils  dated  in  1846,  and  the  unexecuted  draft  of  a  will 
dated  in  1842.  Tliis  last  will  had  been  destroyed  animo  revocandi.  The  first  codicil  dis- 
tinctly referred  to  the  contents  of  the  will  of  1842.  but  uid  not  describe  that  will  by  date, 
speaking  of  it  merely  as  the  last  will.  An  allegation  was  offered,  propounding  the  will  of 
1845,  and  the  two  codicils.  Held,  the  codicils  alone  were  entitled  to  probate,  the  will  being 
revoked  bj  the  implied  revival  of  the  will  of  1842.     Hale  v.  Tokelove,  5  Eng.  L.  &  Eq.  574, 
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10.  Devise  to  A,  son  of  the  testator,  in  fee.  The  testator  afterwards 
made  a  codicil,  declaring  that  if  A  should  die  without  issue  male,  tlie 
real  estate  should  be  thus  disposed  of,  viz. :  his  widow  and  child  should 
have  the  use  of  one  half  the  land  during  her  widowhood,  and  upon 
her  death  or  marriage  it  should  be  equally  divided  between  the  tes- 
tator's two  other  children,  and  A's  child  or  children.  A  died,  leaving 
a  widow  and  three  daughters,  but  no  male  child.  Held,  one-half  the 
land  passed  under  the  will  to  the  heirs  of  A,  and  the  use  of  the  other 
halt,  by  the  codicil,  to  the  widow  and  children,  till  the  death,  &c.,  of  the 
widow:  the  will,  as  to  one-half  for  that  period,  not  being  revoked. (1) 

11.  Upon  similar  ground,  where  a  verdict  finds  that  the  testator  made 
a  second  will,  whose  contents  are  unknown,  this  is  no  revocation  of  the 
first.(2)(a) 

12.  And  even  where  the  verdict  of  the  jury  was,  that  the  testator 
made  a  second  will  different  from  the  first,  but  in  what  respects  they 
were  ignorant;  that  they  did  not  find  any  cancellation,,  or  destruction, 
by  the  former  devisee,  of  the  second  will,  but  knew  not  what  had  be- 
come of  it;  it  was  held  by  the  Court  ol"  King's  Bench,  and  the  House 
of  Lords,  reversing  the  judgment  of  the  Court  of  Common  Pleas,  that 
the  first  will  was  not  revoked.  In  this  case,  it  was  contended,  in  favor 
of  the  revocation,  that  the  verdict  imported  a  change  in  the  testator's 
intention  before  his  death,  and,  therefore,  the  former  was  not  his  last 
will;  that  the  heir  should  not  be  disinherited  but  by  a  clear  and  un- 
exceptionable title,  and  the  devisee,  claiming  under  a  derivative,  not 
an  original  title,  had  the  burden  ol  proof  on  him,  and  was  bound  to 
produce  and  show  an  interest  under  the  second  will;  that  if  a' second 
will  were  held  to  be  no  revocation,  merely  because  not  produced,  this 
would  be  holding  out  the  strongest  inducement  to  a  devisee  to  obtain 
uidawful  possession  of  such  will;  and  that  the  continuance  of  the  se- 
cond will  must  be  inferred  from  its  having  once  existed,  and  from  the 
declaration  of  the  jury  that  they  did  not  find  it  cancelled.  On  the  other 
side  it  was  argued,  that  although  the  second  will  was  found  to  be  dif- 
ferent from  the  first,  yet,  as  the  nature  of  this  difference  was  unknown, 
it  might  relate  to  personal  estate  only,  to  the  appointment  of  an  executor^ 
or  the  amount  of  a  legacy,  and  not  apply  at  all  to  the  subject  matter 
of  the  first  devise;  that  the  proposition  above  stated,  in  regard  to  the 
last  will,  necessarily  implied  that  successive  instruments  related  to  the 

■  same  property/,  and  the  will  prior  in  time  was  the  last  in  reference  to  the 
particular  property  in  question ;  and  that  to  allow  the  revocation  of 
one  will  by  another  not  existing,  would  virtually  repeal  the  statute  of 
frauds,  and  also  destroy  the  testamentary  power,  by  rendering  every 
devise,  however  formal  and  solemn,  wholly  insecure,  and  liable  to  be 
set  aside  by  loose  testimony. (3) 

13.  It  has  been  held  in  Pennsylvania,  that  the  mere  fact  of  making  a 
second  will  is  not  a  revocation  of  the  first,  the  contents  being  unknown^ 


(1)  Brant  v.  Willson,  8  Cow.  56. 

(2)  lluiigerford  v.  Noswortliy,  Hardr.  374; 
Hichins  v.  Bassett,  3  Mod.  203;  Salk.  592; 
Hungerford  v.  Nosworlhy,  Show.  Pari.  146. 


(3)  Goodright   v.   Ilarwood,   3  Wils.  497 ; 
2  Bl.  R.  937  ;  Cowp.  87 ;  7  Bro.  Pari.  489. 


(a)  A  court  of  equity  may  set  up  a  lost  will.     Gaines  v.  Chew,  2  How.  619. 


CHAP.  XCIL] 


REVOCATION  OF  DEVISES. 


537 


and  it  not  appearing  to  be  in  esse  at  the  death  of  the  testator,  but  rather 
the  contrary,  and  that  he  had  cancelled  or  destroyed  it.(l) 

14:.  A  power,  given  by  a  will  and  codicil  to  sell  to  certain  persons  at 
a  fixed  price,  is  revoked  by  a  subsequent  devise  of  the  land  to  trustees, 
to  be  sold  for  payment  of  debts,  and  subject  thereto  upon  the  trusts  of 
the  will.(2) 

15.  Where  there  arc  two  inconsistent  wills  of  the  same  date,  unless 
reconciled  by  some  act  of  the  testator,  both  are  void,  so  far  as  they 
disagree. (3) 

15  a.  A  testator  died  on  the  25th  of  August,  leaving  two  wills,  of  the 
23d  and  21:th  of  that  month,  of  a  totally  different  tenor.  The  will  of 
the  2-lth  had  no  words  of  attestation^  the  subscribing  witnesses  having 
merely  signed  their  names.  Held,  first,  that  the  evidence  rebutted  the 
presumptions,  arising  against  the  latter,  from  the  improbability  of  the 
two  wills  on  two  successive  days,  and  other  circumstances.  Secondly, 
that  the  subscription  of  the  witnesses,  without  any  words  of  attestation, 
was  a  sufficient  compliance  with  St,  1  Vict,  c.  26,  sec.  9.(4) 

16.  Where  legacies  are  charged  upon  lands  by  a  will,  only  upon  fliil- 
ure  of  the  personal  estate,  as  a  subsidiary  fund  ;  such  legacies,  and  con- 
sequently the  charge  itself,  may  be  revoked  by  an  unattested  will  or 
codicil.  Whatever  takes  away  the  thing  secured  must  necessaril}^  free 
the  security.  It  seems,  however,  that  if  the  legacies  are  primarily 
charged  upon  the  land,  a  formally  executed  will  is  necessary  to  revoke, 
as  originally  to  charge  them.  In  such  case,  the  money  to  be  raised  is 
considered  in  eqoit}^  as  part  of  the  land,  and  can  only  be  raised  by  sale 
or  disposition  of  the  land.  It  is  like  a  devise  of  ihej^^'ofits  of  land,  which 
is  a  devise  of  the  land  itself.(5)(a) 

17.  Devise  of  an  annuity,  payable  from  the  testator's  freehold  and 
personal  estate.  By  an  unattested  codicil  he  revoked  the  annuity. 
Held,  it  remained  a  charge  upon  the  freehold.(6) 

18.  Devise  of  lands  to  be  sold,  and  the  produce  applied  in  the  same 
manner  as  the  residue  of  the  personal  estate.  An  unattested  codicil, 
revoking  the  bequest  of  the  residue,  does  not  revoke  the  devise.(7) 

19.  In  regard  to  revocation,  there  is  no  distinction  between  a  sub- 
sequent will  and  a  codiciUh)     But  a  codicil  is  no  revocation,  unless  the 


(1)  Lawson  v.  Morrison,  2  Dall.  290. 

(2)  Bridger  v.  Rice,  1  Jnc.  &  W.  74.  See 
Duffield  v.'Duffield,  .3  Bligh,  262  ;  Duffield  v. 
Elwes,  2  Sim.  &  Stu.  544 ;  Doe  v.  Hicks,  8 
Ring.  475  ;  Duffield  v.  Elwes.  3  B.  &  C.  705. 

(3)  Phipps  V.  Anglesea,  7  Bro.  Pari.  443. 


(4)  Bryan  v.  Wliite,  5  Eng.  Law&  Eq.  579. 

(5)  Hyde   v.  Hyde,  1  Abr.  Eq.  409 ;  Bru- 
denell  v.  Boughton,  2  Atk.  268. 

(6)  Mortimer  v.  West,  2  Sim.  274. 

(7)  Gallini  v.  Noble,  3  Mer.  691. 


(a)  "Where  a  legacy,  charged  on  real  and  personal  estate,  is  revoked  by  an  unattested 
will,  and  the  revocation  is  tlierefore  invalid  as  to  the  real  estate,  the  legatee  will  take  in  the 
proportion  of  the  value  of  the  land  to  that  of  the  personal  property.  Stocker  v.  Harlim,  3 
Befiv.  479. 

(&)  A  testator  devised  his  real  estate  to  A  and  B  in  fee,  on  certain  trusts,  and  by  a  codicil 
appointed  C  "to  be  a  trustee  and  executor  of  his  will  in  the  place  of  A,  whom  he  did  not 
wish  to  act  as  executor."  Held,  the  codicil  acted  as  a  revocation  of  the  devise  made  to  A 
by  the  will.     Hough's  Estate,  6  Eng.  Law  and  Eq.  61. 

A  left  a  will  and  four  codicils.  The  first  codicil  substituted  legacies  of  stock  for  money 
legacies:  the  second  revoked  the  appointment  of  an  executor  and  trustee,  and  named  another 
person  as  executor  and  trustee  in  his  place;  the  tliird  gave  legacies  to  the  executors  and 
trustees  appointed  by  the  will  and  second  codicil ;  the  fourth  directed  the  sale,  by  the  ex- 
ecutors aud  trustees  named  in  the  will,  of  au  estate  devised  by  the  will,  and  the  investment 


638 


REVOCATION  OP  DEVISES. 


[CHAP.  XCII, 


intent  distinctly  appears.     It  is  said,  that  to  revoke  a  clear  devise  the 
intention  to  revoke  must  be  as  clear  as  the  devipe.(l) 

20.  A  second  mode  of  revocation,  is  by  turitmg,  signed  in  presence 
of  three  witnesses,  and  expressing  an  intention  to  revoke.  Such 
writing  is  not  required,  like  a  subsequent  will,  to  be  attested  by  the 
witnesses  in  presence  of  the  testator.  But,  as  has  been  seen,  (sec.  5,) 
where  an  instrument,  in  the  form  of  a  will,  and  containing  also  a  clause 
of  revocation,  is  invalid  as  a  will  for  want  of  attestation,  it  cannot  oper- 
ate as  a  revocation,  because  it  is  obviously  the  intention  of  the  testator 
to  revoke  the  former  will  in  no  other  way,  than  by  substituting  another 
perfect  will  in  its  place.  More  especially  is  this  the  case,  where  both 
wills  make  substantially  the  same  dispositions;  as,  where  the  second 
appoints  new  trustees,  but  declares  the  same  trusts.(2) 

21.  In  Pennsylvania,  it  is  held  that  the  same  formalities  are  required 
for  the  revocation  as  for  the  making  of  a  devise.(3) 

22.  In  Connecticut,  it  has  been  held  that  a  revocation  need  only  be 
in  writing,  and  may  be  proved  like  other  instruments.  -Thus,  an  in- 
dorsement upon  the  will  as  follows  :  "  this  will  is  invalid,  March  19, 
1813,  as  A  has  agreed  that  my  wife  shall  claim  no  right  of  dower,"  is 
a  good  revocation.  By  statute,  revocation  must  be  by  will  or  codicil, 
signed  in  presence  of  the  witnesses,  and  attested  in  presence  of  the  tes- 
tator. In  Vermont,  by  will  or  codicil.  In  Ohio,  Michigan,  Kentucky, 
Arkansas,  Mississippi,  Pennsylvania  and  l\Iassachusetts,  b}^  will,  &c., 
or  other  instrument,  duly  attested.  In  North  Cai'olina,  the  same,  and 
also  by  a  will,  &c.,  found  as  above  stated.  In  Virginia,  a  will  once  re- 
voked can  be  revived  only  by  re-execution. (4)     (Ch.  91,  sec.  13.) 

23.  But,  in  Kentucky,  an  indorsement  upon  a  will  as  follows  :  "this 
will  is  intended  to  be  altered,  and  will  be — time  is  given,"  is  no  revoca- 
tion, as  it  merely  expresses  the  intention  to  alter  the  will  at  a  future 
day.(5) 

24.  In  North  Carolina,  independently  of  later  statutory  provisions, 
it  has  been  suggested,  that  a  parol  revocation  is  invalid. (6) 

25.  It  has  been  seen,  that  in  the  case  of  a  will,  an  acknowle  Igment 
by  the  testator  of  his  signature,  in  presence  of  the  witnesses,  is  equiv- 
alent to  an  actual  signing.  But  it  wseems  to  be  otherwise  in  England, 
with  a  mere  instrument  of  revocation  ;  the  words  of  the  statute,  "  by 
a  will  or  codicil,  &c.,  or  by  a  writing  signed  before  three  witnesses," 
being  construed  as  applying  the  four  last  words  exclusively  to  a  ivriting, 
not  to  a  will,  &c.  Thus,  a  statement  indorsed  upon  the  will,  and  signed 
by  three  witnesses  in  presence  of  the  testator,  setting  forth  that  he  had 


(1)  Griffiths  V.  Grieve,  1  Jac.  &  W.  31 ;  8 
Bing.  475.  See  Brown  v.  Lawrence,  3  Cush. 
390. 

(2)  Egglestone  v.  Speako,  1  Show.  89;  3 
Mod.  258 ;  Onions  v.  Tyrer,  1  P.  Wins.  343  ; 
2  Vern.  141. 

(3)  Lawson  v.  Morrison,  2  Dall.  289  ;  Bou- 
dinotw.  Bradford,  2  Yeates,  170. 


(4)  Witter  v.  Mott,  2  Conn.  67;  Con.  St. 
336;  1  Verm.  L.  336;  Ohio  St.  243;  Mich. 
Rev.  St.  271 ;  2  Ky.  L.  1539  ;  Missi.  Rev.  C. 
32;  Mass.  Rev.  St.  417;  Park  &  J.  468; 
Swan,  998  ;  Virg.  Code,  516. 

(5)  Ray  v.  Walton,  2  Marsh.  71. 

(G)  Giles  V.  Giles,  Cam.  .V  Nor.  174. 


of  the  proceeds,  upon  certain  trusts,  and  ratified  and  confirmed  the  will,  in  every  respect, 
except  as  revoked  and  altered  by  the  first  codicil:  Hold,  that  the  will  and  tiie  first  and 
fourth  codicils  only  were  entitled  to  probate.     Dendy,  &c.,  6  Eng.  L.  and  Eq.  584. 
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published  and  declared  in  their  presence  that  certain  devises  should 
be  void  ;  but  not  signed  by  the  testator— is  not  a  valid  revocati()n.(l) 

26.  A  third  mode  of  revocation,  is  by  cancelling,{a)  which  means  de- 
stroying, deflicing  or  obliterating  the  will.  But  the  effect  of  this  act 
depends  upon  the  intent  with  which  it  is  done.  An  actual  obliteration 
of  the  will,  if  accidental,  and  not  designed,  is  no  revocation.  Thus,  if 
a  testator  should  throw  ink  upon  the  paper  instead  of  sand,  so  as  entire- 
ly to  deface  it;  or,  having  two  wills,  should. direct  a  third  person  to 
cancel  one,  and  he  should  cancel  the  other ;  or,  having  duplicate  instru- 
ments, should  unintentionally  burn  one  of  them ;  these  acts  would  be  no  re- 
vocation. So,  a  man  who  is  incompetent  to  make,  is  equally  incompe- 
tent to  revoke  a  will ;  and  his  destruction  of  such  will,  when  so  incom- 
petent, is  not  a  revocation.  So,  a  will  destroyed  by  the  heir,  was  ad- 
mitted to  probate,  on  proof  of  its  contents,  by  one  witness,  and  the 
production  of  a  rough  draught,  the  proof  of  the  execution  being  full. 
So,  the  deceased  duly  executed  his  will  in  1846  ;  in  1850,  circum- 
stances occurred  which  rendered  this  will  inoperative,  except  as  to  a 
legacy  of  £100;  and  in  December  he  drew  a  pen  across  the  will,  and 
wrote  at  the  top  of  each  sheet,  "  cancelled  ;"  and  also,  at  the  end  of_the 
will,  he  wrote,  "  cancelled  by  me,  this  first  day  of  December,  1850.' 
Probate  was  allowed.  So,  where  a  testator  ordered  his  son  to  throw 
his  will  into  the  fire,  and  the  son,  to  deceive  his  father,  threw  in  an- 
other paper  and  ke]^  the  will ;  held  not  to  amount  to  a  revocation. 
So,  where  the  several"  sheets  of  a  will  were  sealed,  and  the  testator, 
having  made  and  signed  a  new  one,  tore  off  the  seals  from  the  first  eight 
sheets°and,  on  being  told  by  the  scrivener  that  the  new  will  had  not 
been  legally  perfected,  expressed  regret,  desisted  from  the  act  of  tearing, 
and  left°the  seal  upon  the  last  sheet,  and  died  before  completing  the 
new  will  ;  this  was  held  to  be  no  revocation,  because  no  seal  was  prob- 
ably necessary,  certainly  not  more  than  one ;  and  the  intention  to  re- 
voke was  wanting ;  that  is,  the  testator  meant  to  revoke  the  first  will, 
only  by  substituting  the  second  ;  to  which  purpose  the  cancellation  was 
merely  incidental,  indicating  his  belief  that  he  had  made  a  new  will.(2) 
(See  sec.  82.)(6) 


(1)  Ellis  V.  Siuith,  1  Ves.  12";  Hilton  v.  Kiug, 
3  Lev.  86. 

(2)  Burtenshaw  v.   Gilbert,   Cowp.  52  ;  4 
Cow.   483 ;    Burns  v.  Burns,  4  S.  &  R.  567  ; 


Eq.  409 ;  Onions  v.  Tyrer,  Free.  Cha.  459  ; 
1  P.  Wins.  344,  n.  1 ;  Fary,  Ac.  9  Eng.  L.  & 
Equ.  fiOO;  Hise  v.  Fmclier,  10  Ind.  139; 
Sliortw.  Smith,  4  E.  419  ;  Brown,  1  B.  Monr. 


John.^ou  V.  Brailsford,  2   Nott  &   M'C.    272;    57;  Locke  v.   James,  11   Mees.  &   W.   901; 
Jackson  v.  HoUoway.  7   John.    399;   Legare    Smith  v.  Wait,  4  Barb.  28 
V.  Ashe,  1  Baj-,  464;   Hyde  v.  Hyde,  1  Abr.  ' 


(a)  In  South  Carolina,  the  word  used  in  the  statute  of  wills  is  destroying,  but  the  mean- 
ing is  the  Siimrf  as  that  of  the  expression,  "  burning,  cancelling  and  tearing,"  in  the  English 
act.  Johnson  v.  Brailsford,  2  Nott  &  McC.  272.  In  Arkansas,  if  the  canceUing  is  done  by 
a  third  person,  for  the  testator,  it  must  be  proved  by  two  witnesses.  Ark.  Rev.  St.  764.  In 
Ohio,  cancellation  of  a  will  does  not  revive  a  former  one.     Sis.  1852,  262. 

{b)  Where  a  testator  cancels  a  former  will  upon  the  presumption  that  a  later  one  is  duly 
executed,  when  it  is.  not,  the  former  shall  be  set  up  against  the  heir  in  a  court  of  equity, 
and  the  devisee  relieved,  upon  the  ground  of  accident;  or,  perhaps,  more  properly,  of  mis- 
take, or  a  conditional  presumptive  revocation,  where  the  condition  has  failed.  1  Story  on 
Equ.  1 3d  ed.)  115.  In  order  to  set  up  an  unrevoked,  but  lost  or  destroyed-will,  evidence  of 
its  whole  contents  must  be  very  clear  and  satisfactory.  Davis  v.  Sigourney,  8  Met.  487. 
Durfee  v.  Durfee,  490,  n. 
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27.  The  statute  requires  that  cancellation  of  a  will,  in  order  to  re- 
voke, be  clone  by  the  testator  himself,  or  in  bis  presence,  and  by  his 
express  direction.  Hence,  where  a  brother  of  the  heir  snatched  the 
will  from  the  executor,  and  tore  it  into  small  fragments,  most  of  which 
were  collected  and  re-united,  including  the  devise  in  question  -,  the 
will  was  established  in  Chancery .(1) 

28.  On  the  other  hand,  where  there  is  an  intention  to  revoke,  slight 
acts  of  cancellation  are  sufficient.  Eevocation  is  an  act  of  the  mind, 
which  must  be  demonstrated  by  some  outward,  visible  sign  or  symbol ; 
but  the  latter  need  be  but  very  trifling,  to  produce  the  effect.  The 
statute  mentions  burning  and  tearing  as  two  modes  of  revocation  ;  and 
both  these  acts,  done  only  in  a  slight  degree,  will  effect  the  object.(2) 

29.  A,  the  testator,  somewhat  ripped  bis  will,  and  nearly  tore  a  small 
piece  from  it,  and  then  threw  it  on  the  fire.  It  fell  off,  and  B,  being  in 
the  room,  took  it  up  and  put  it  in  her  pocket ;  but  for  which  it  would 
have  been  burnt.  A,  suspecting  the  truth,  afterwards  expressed  his 
intention  to  destroy  the  will,  and  bade  B  to  do  it.  B  gave  him  to  un- 
derstand that  it  was  destroyed,  and  A  so  declared.  He  afterwards 
wrote  to  C  to  come  to  him,  intimating  his  desire  to  make  another  will; 
but  died  without  doing  it.  Held,  the  burning  and  tearing  were  a  suf- 
ficient revocation. (3) 

80.  A  testator,  having  quarrelled  with  one  of  the  devisees,  began  to 
tear  the  will  in  a  passion,  intending  to  destroy  ilf  but,  having  torn  it 
into  four  pieces,  was  stopped  by  the  interposition"  of  the  devisee  and  of 
a  third  person.  He  then  became  calm,  put  by  the  fragments,  and  ex- 
pressed his  satisfaction  that  no  material  part  was  injured,  and  that  it 
was  no  worse.  The  jury  found  that  he  had  not  done  all  he  intended 
towards  destroying  the  will.  Held,  this  was  a  proper  question  for  the 
jury,  and  the  verdict  must  stand.(4) 

81.  The  obliteration  of  a  part  of  a  will,  like  any  other  partial  revo- 
cation, revokes  it  only  jo/'o  tanto.  Hence  no  republication  is  necessary, 
to  render  valid  the  part  not  obliterated.  A  partial  obliteration  cannot 
be  taken  to  have  been  done  animo  revocandi,  or  with  the  intent  to  re- 
publish the  will,  even  though  the  testator  procures  it  to  be  written 
anew,  but  dies  before  the  new  writing  is  brought  to  him. (5) 

82.  So  a  devise  to  trustees  is  not  revoked  by  altering,  obliterating, 
and  interlining  different  parts  of  the  will.  Upon  the  same  principle, 
where  there  are  two  trustees,  the  erasure  of  the  name  of  one  is  no  revo- 
cation as  to  the  other.  If  they  were  to  take  as  joint  tenants,  the  remain- 
ing trustee  takes  the  whole,  not  by  a  new  gift^  which  would  require  re- 
publication, but  simply  hy  the  revocation  itself.  If  as  tenants  in  common, 
then  he  takes  only  one-half  the  estates.  So  where  there  are  two  trus- 
tees, the  erasure  of  one,  and  substitution  of  a  third,  are  no  revocation 
as  to  the  trusts  of  the  will,  or  as  to  the  other  original  trustee,  it  being 
the  evident  intent,  not  to  admit  the  heir,  but  only  to  change  the  trus- 
tee, and  to  revoke  the  will,  if  at  all,  not  by  cancelling,  but  by  substitu- 
ting another  devise,  which  does  not  take  eirect.(6)     (See  s.  26.) 


(1)  Haines  v.  Haines,  2  Vern.  441. 


(2)  Gains  v.  Gains.  2  Marsh.  190;  4  S. 
R.  567;  2  Nott  &  M'C.  272. 

(3)  Bibb  V.  Thomas,  2  Bl.  R.  1043. 

(4)  Doe  V.  Perkes,  3  Barn.  &  Al.  489. 
*  In  this  case,  the  testator  was  murdered  by  the  devisee 


(5)  Burkitt  v.  Burkitt,  2   Vern.  498;  4  E. 


419. 

(6)  Sutton  V.  Sutlon,  Cowp.  812;  Short  v. 
Smitii,  4  E.  419.     (See  Dyer,  310  b  *) 
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32  a.  The  deceased  duly  executed  her  will,  usinn-tlie  name  "Higgins" 
in  the  body  of  the  will  and  in  the  signature.  Subsequently  the  writer 
of  the  will,  by  her  directions,  erased  the  name  "  Higgins,"  and  substi- 
tuted that  of  "Redding,"  and  the  deceased  resigned  the  will,  using  the 
name  "  Eedding  ;"  but  there  was  no  re-execution.  Held,  in  the  absence 
of  intention  to  revoke,  the  will  was  entitled  to  probate,  as  originally 
executed.(l) 

32  b.  Where  the  signature  of  the  testator,  and  the  subscription  of  the 
witnesses,  are  made  in  the  margin  of  the  will,  near  the  alterations,  the 
court  will  decree  probate  of  the  will,  with  the  alterations,  without  re- 
quiring any  afhdavit  as  to  the  time  when  the  alterations  were  made. (2) 

38.  A  testator  made  a  will,  to  which  he  afterwards  annexed  a  codicil. 
He  then  made  a  new  will,  and  annexed  to  it  a  postscript,  by  which  he 
"  revoked  all  former  wills,"  and  signed  the  postscript.  The  second  will 
was  afterwards  cancelled,  by  cutting  his  name  from  the  body  of  it,  but 
leaving  the  postscript,  with  his  name  annexed,  Tliis  paper,  and  also  the 
first  will,  were  carefully  preserved  by  him,  and  both  found  after  his 
death.  Held,  the  postscript  was  in  itself  a  revocation  of  the  first  will, 
and  was  not  necessarily  cancelled  by  cancelling  the  second  will,  so  as  to 
revive  the  first.(3)(a) 

34.  Proof  that  a  testator,  having  made  a  will,  took  papers  from  his 
desk  where  his  valuable  papers  were  kept,  and  burnt  them,  is  not  admis- 
sible as  evidence  of  i*evocation,  even  though  the  will  is  not  to  be  found 
at  his  death, (4) 

35.  If  the  testator  tear  oft"  the  seals,  interline,  &c,,  animo  revocandi^ 
though  afterwards  intending  to  make  another  will,  which  intent  he 
never  executes;  the  will  is  still  revoked,(5) 

36.  Where  erasures  and  interlineations  are  made,  for  the  purpose  of 
including  lands  acquired  since  the  making  of  the  will,  and  a  memoran- 
dum to  the  same  etfect  is  indorsed  upon  the  will,  but  not  duly  attested, 
the  after-acquired  lands  do  not  pass,  but  the  will  is  not  revoked. (6) 

36  a.  An  alteration  or  interlineation  in  a  will  is  presumed  to  be  made 
after  its  execution  ;  and  the  party  claiming  under  the  will  is  bound  to 
rebut  this  presumption. (7) 

36  h.  For  this  purpose,  evidence  is  admissible  of  the  testator's  decla- 
rations, prior  to  the  will,  that  he  intended  to  provide  for  the  partv  in 
whose  favor  the  alteration  is  raade.(8) 

36  c.  In  a  will  were  erasures  and  interlineations  in  the  handwriting 
of  the  testator.  Held,  in  the  absence  of  evidence,  they  must  be  con- 
sidered as  made  after  execution  of  the  will,  and  void  as  to  the  real 
estate.(9) 

37.  A  will  was  written  upon  three  sides  of  *a  sheet  of  paper,  dulj'  at- 
tested, and  concluded  by  saying  that  the  testator  had   signed  the  two 

(1)  RedJiii<r,  &c.,  1  Eng.  Law  and  Eq.  624. 1      (6)  Jackson  v.  Holloway,  1  John.  394. 

(2)  Wingrove,  &c.,  1  Eng.  Law  and  Eq.  625.        (7)  Sliallcross  v.  Palmer,'  6  Eng.  L.  k  Equ 

(3)  Bates  v.  Ilolman,  3  Hen.  &  M.  502.  155. 

(4)  Jackson  v.  Belts,  9  Cow.  208.  (8)  lb. 

(5)  Johnson  v.  Brailsford,  2  Nolt  k  M'C.  i  (9)  Simmons  v.  Rudall,  2  Eng.  L,  &  Equ 
272.  1 97. 

(a)  A  will  having  been  made  iu  1828,  upon  the  same  paper,  in  1833,  the  testator  wrote  a 
codicil.  Upon  the  margin  of  the  will  was  written  the  word  "obsolete."  Held,  no  revoca- 
tion.    Lewis  V.  Lewis,  2  Watts  &  S.  455. 
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first  sides,  and  signed  and  sealed  the  last.  The  latter  part  of  the  state- 
ment was  true,  but  not  the  former.  He  afterwards  altered  the  will, 
made  a  fair  copy  of  it,  and  added  one  interlineation ;  but  the  copy  was 
not  executed.  The  will  and  copy  were  found  locked  in  a  drawer 
at  liis  house.  Held,  the  will  was  valid,  and  there  was  no  revocation 
of  it,  the  facts  merely  showing  an  unexecuted  intention  to  make  a  new 
will.(l) 

88,  Where  it  is  proved  that  a  second  will  has  been  made,  the  non- 
production  of  it  is  only  ^mna  facie  evidence  that  it  was  cancelled,  and 
the  contrary  may  be  shown  by  parol  evidence ;  so  as  to  render  it 
effectual  as  a  revocation  of  the  former  will.  Such  evidence  is  not  ad- 
missible, where  the  will  was  designedly  destroyed.(2) 

39,  Duplicate  copies  of  a  will  constitute  in  law  but  one  will.  Hence, 
if  the  testator,  having  possession  of  onl}^  one  copy,  cancel  it,  this  revokes 
the  whole. (8) 

40,  It  has  been  stated  in  the  former  volume,  (pp.  310-18,)  that  the 
provisions  of  the  statute  of  frauds  as  to  trusts  do  not  preclude  the  setting 
up  of  irn'plied  trusts,  as  before  the  statute.  Upon  a  principle  somewhat 
similar,  the  modes  of  revoking  a  devise,  prescribed  by  the  statute, 
merely  exclude  other  forms  of  express  revocation,  and  certain  implied 
revocations  are  still  allowed,  which  remain  to  be  noticed. (o) 

41.  Marriage  of  the  testator,  and  the  birth  of  a  child,  revoke  a 
devise, 

42.  And  the  priuciple  has  been  applied  where,  at  the  making  of  the 
will,  the  testator  had  a  wife,  who  afterwards  died  without  having  chil- 
dren, and  he  married  a  second  time,  and  had  children.  So  also,  where 
the  testator,  having  married  and  had  a  child  after  making  his  will, 
made  a  new  one,  devising  his  real  and  personal  property  to  the  wife  in 
trust  for  the  child,  but  not  duly  attested  ;  it  was  held,  that  though  the 
second  will  could  not  revoke  the  first  as  to  the  real  estate,  the  marriage, 
&c,,  constituted  an  implied  revocation.  So  where,  upon  his  wife's  be- 
coming pregnant,  a  testator  expressed  his  intention  to  make  a  new  will, 
and  directed  his  attorney  to  write  it,  but  died  before  it  was  prepared  ; 
held,  upon  the  death  of  a  posthumous  child, (6)  the  will  was  revoked. (4) 

43-,  The  two  last  cases  show,  that  an  implied  revocation  is  not  nega- 
tived by  an  ineffectual  attempt  to  make  an  express  revocation.  In  this 
respect,  a  distinction  is  to  be  observed  between  the  mode  of  revocation 
now  under  consideration,  and  those  heretofore  considered,  by  a  writing 
ineffe(itually  designed  for  a  new  will,  (sec.  5  &  seq,,)  and  by  cancelling, 
accompanied  with  the  preparation  of  another  will,  which  fails  to  take 
eflect..    (Sees,  26-32.) 


(1)  Winsor  v.  Pratt,  5  Moo.  484. 

(2)  Legare   v.    Ashe,    1  Bay,    464.      (See 
Smitli  V.  Carter,  3  Rand.  167  ;   6  Wend.  173.) 

(3)  2  Vern.  742  ;   1  P.  Wms.  346. 


(4)  Christopher  v.  Christopher,  4  Burr. 
2182;  SpraggG  v.  Stone,  Doug.  35;  Amb. 
721 ;  Doe  v.  Lancashire,  5  T.  II  49. 


(a)  By  a  late  English  statute,  (1  Vict.  ch.  26,  sees.  19,  20,  23,)  no  revocation  shall  be 
allowed  upon  the  presumption  of  intention  arising  from  change  of  circumstances;  and  no 
act,  done  after  the  making  of  tlie  will,  except  a  revocation,  shall  prevent  its  operation  upon 
such  property  as  the  testator  has  at  liis  death  ;  and  the  will  shall  be  construed  to  speak  at 
the  time  of  his  death.     Farrar  v.  Winterton,  5  Beav.  1. 

(h)  In  this  and  other  cases,  such  child  was  held  to  stand  in  the  same  situation  with  other 
children,  as  by  the  civil  law. 
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44.  Lord  Mansfield  remarker],  that  there  had  been  no  case  allowing 
such  revocation,  unless  the  whole  estate  was  disposed  of.  And  the 
principle  does  not  apply,  where  ihe  will  provides  for  the  wife  and 
children,  though  not  rw  such ;  as  where,  after  legacies  to  other  persons, 
the  testator  devised  lands  to  A  and  her  heirs,  and  afterwards  married 
A,  and  died  leaving  her  enceinte.  So  where  the  wife  and  children  are 
provided  for  by  settlement,  and  there  are  children  by  a  prior  marriage, 
the  rule  does  not  apply.  But  a  provision  for  the  wife  alone,  not  for 
the  children,  is  insufficient.  So  the  descent  upon  the  ohildren  of  after- 
purchased  land,  it  seems,  will  not  prevent  a  revocation  ;  certainly  not, 
if  they  take  a  mere  legal,  without  any  beneficial,  interest.(l) 

45.'  Devise  to  a  trustee,  in  trust,  to  pay  an  annuity  to  A,  and  to  sup- 
port and  raise  a  sum  of  money  for  any  children  which  the  testator 
might  have  by  A,  At  the  making  of  the  will,  he  had  one  such  child, 
and  afterwards  married  A,  and  had  three  others.  Held,  the  will  was 
not  revoked.(2) 

45  a.  The  testator,  having  children  by  a  former  marriage,  in  con- 
templation of  a  second  marriage,  conveyed  his  real  estate  in  trust  for 
his  children,  or  for  such  uses  as  he  should  by  will  direct,  and  his  in- 
tended wife  released  all  claim  of  dower.  On  the  same  day,  the  intended 
wife  conveyed  her  property  in  trust  for  her  heirs,  and  the  testator  re- 
leased all  his  claim,  as  future  husband,  thereto.  The  day  following, 
the  testator  made  his  wil^  and  two  days  thereafter  the  parties  married. 
Held,  the  marriage  did  not  revoke  the  will. (3) 

46.  With  regard  to  the  precise  ground  upon  which  this  doctrine  of 
implied  revocation  rests,  some  authorities  place  it  upon  the  foundation 
of  an  impUecl  condition  originally  existing  in  the  will  itself;  and  others, 
upon  a  presumed  change  of  intention  arising  from  the  subsequent 
change  of  circumstances.(«)  The  question  is  of  little  practical  conse- 
quence, except  as  having  some  bearing  upon  the  admissibility  of  parol 
evidence  to  rebut  the  presumption.  Mr.  Cruise  says,(4)  "these  facts 
only  afford  a  presumption  that  the  testator  had  changed  his  intention  ; 
so  that  where  this  presumption  is  rebutted  by  other  circumstances,  the 
rule  will  not  hold."  Lord  Mansfield  says,(5)  "  as  marriage,  &c.,  only 
amount  to  an  implied  revocation,  they  may  be  rebutted  even  by  parol 
evidence."  On  the  other  hand.  Judge  Buller  says,  "  the  changes  in  the 
testator's  family  raise  a  presumption  of  revocation,  to  answer  which  the 
court  receive  parol  evidence."(6)  Lord  Kenyon  took  the  ground  of  a 
tacit  condition  annexed  to  the  will.(7)  This  construction  he  considered 
as  sustained  by  the  fact,  that  the  birth  of  a  posthumous  child  satisfies  the 
requisition  of  the  law.  And,  in  connection  with  the  same  -principle, 
he  held,  that  although  the  statute  of  frauds  did  not  exclude  circumstan- 
ces, not  liable  to  prevarication,  yet  it  did  exclude  mere  declarations  of 
the  testator  himself    In  another  case,  the  court  seems  to  recognize  both 

(1)  Brady  v.  Cubitt,  Doug.  31 ;  Brown  v.  \      (4)  6  Cruise,  82-3. 
Thompson,  1  Abr.  Eq.  412 ;  Ilchester,  7  Yes.  I      (5)  Brady  v.  Cubitt,  Doug.  31. 

348  :  Marstou  v.  Roe,  8  Ad.  &  Ell.  14.  1      (6)  Goodtitle  v.  Otway,  2  H.  Bl.  51G. 

(2)  Kenebel  v.  Scrafton,  2  E.  530.  |      (7)  Doe  v.   Lancashire,   5  T.   R.  49  ;  ace. 

(3)  Wheeler  t;.  Wheeler,  1  R.  I.  364.  \  Ark.  Rev.  St.  764. 


(a)  In  North  Carolina,  the  marriage  of  a  man  or  woman  revokes  a  will.     But  not  upon 
the  presumption  of  a  change  of  intention.     St.  1844-5,  128. 
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the  above  principles  as  proper  grounds  for  the  rule.  But,  in  a  late 
case,  it  is  placed  distinctly  upon  the  ground  of  an  implied  condition, 
which  precludes  all  evidence  of  subsequent  intention,  unless  the  will  be 
republished. (!)(«) 

47.  It  seeras,  neither  marriage  nor  birth  of  children  alone  will  revoke 
a  will.  Thus,  the  case  of  Kennehel  v.  Scrafton,  (sec.  45,)  was  decided  in 
part  upon  the  ground,  that  the  testator  had  one  child  at  the  making  of 
the  will,  though  he  married  and  had  others  afterwards.  So  where  the 
testator,  having  a  son  and  two  daughters  by  a  deceased  wife,  devised 
all  his  estate  in  trust  for  them,  and  afterwards  married  again,  and  had 
other  children  ;  lield,  there  was  no  revocation,  for  this  would  give  the 
whole  estate  to  the  eldest  son,  while  the  will  admitted  the  other  child- 
ren to  a  share.(2)(6) 

48.  A  person  made  his  will,  after  marriage,  devising  lands  to  his 
niece,  and  died  leaving  his  wife  enceinte^  which  was  unknown  to  him. 
Held,  the  birth  of  the  child  did  not  revoke  the  will.(8) 

49.  Where  a  will  devises  to  lawful  children  and  also  an  illegithxiate 
child,  it  is  not  revoked  by  a  second  marriage,  and  the  birth -of  issue, 
if  tlie  second  wife  has  aliunde  other  lands  settled  on  her  and  her  issue, 
and  if  the  testator  had  fall  knowledge  that  such  will  existed.(4) 

50.  The  presumption  of  revocation  arising  from  marriage,  &c.,  may 
be  rebutted  by  a  subsequent  codicil,  expressly  referring  to  the  wi  11.(5) 

51.  In  this  country,  the  above  principles"  have  been  subjected  to 
various  modifications  in  the  different  States.  In  Maine,  Vermont, 
New  Hampshire,(c)  Massachusetts,  New  Jersey,(c)  Pennsylvania,  Dela- 
ware, Ohio,  Kentucky,  Mississippi,  Michigan, (c)  Arkansas,  Virginia, 
North  Carolina  and  Alabama,  a  posthumous  child,  and  in  all  those 
States  except  Alabama,  children  born  after  the  making  of  the  will,  in 
the  parent's  lifetime,  inherit  as  if  he  had  died  intestate,  unless  provided 
for  by  the  will,((^)  or  othc-rwise,(e)  or  particularly  noticed  in  the  will, 
(except  in  Pennsylvania,)  or  unless  an  intent  appears  to  the  contrary. 
In  Maine,  New  Hampshire,  Massachu setts, (/)  Arkansas  and  Vermont, 

(1)  Kenebel  v.  Scrafion,  2  E.  530 ;  Marston  ,      (3)  White  v.  Barford,  4  M.  &  P.  10.     See 


V.  Roe,  8  Ad.  &  Ell.  14. 

(2)  2  E.  530 ;  Wilkinson  v.  Adam,  1  Ves. 
&  B.  465 ;  Sheath  v.  York,  1  Ves.  &  B.  390 ; 
Terby  v.  Terby,  3  Call.  289. 


1  Phil.  447. 

(4)  Johnson  v.  Wells,  2  Hegg.  561. 

(5)  Gibbons  v.  Cross,  2  Add.  455. 


(a)  Revocation  of  a  will  by  marriage,  under  the  Statute  of  Rhode  Island,  is  presumptive 
only,  not  absolute ;  and  evidence  of  the  acts  of  the  testator,  and  circumstances  showing 
clearly  an  intention  that  the  will  shall  stand,  ought  to  be  admitted.  Wheeler  v.  Wheeler, 
1  Rhode  Island,  364. 

Evidence  of  parol  declarations  is  not  admissible,  to  rebut  the  presumption  of  revocation 
of  a  will  of  personal,  as  of  real  estate.     lb. 

(&)  A  testator  devised  an  estate  to  his  wife  for  life,  remainder  in  fee  to  his  nephew,  with 
a  proviso,  that  if  the  wife  should  at  his  decease  be  pregnant,  the  devise  to  the  nepiiew 
was  to  cease,  and  such  child  take  the  remainder  in  fee.  At  the  time  of  making  his  will,  the 
testator  had  no  child,  and  was  expecting  to  die  ;  but  a  child  was  afterwards  born  in  his  life- 
time, and  he  made  a  codicil,  devising  after-acquired  property  to  such  child.  Tlie  wife  was 
not  mcdnte  at  the  death  of  the  testator.  Held,  the  child  had  no  estate  under  the  will,  and 
the  devi.se  to  the  nepliew  took  effect.     Blakistou  v.  Haslewood,  2  Eng.  Law  and  Eq.  308. 

(f)  Lineal  descendant,  or  isstie. 

\d)  In  Alabama,  Pennsylvania  and  Ohio. 

(e)  In  New  Hampshire,  New  Jersey,  Delaware,  Kentucky,  Michigan,  North  Carolina, 
and  Arkansas. 

(/)  In  Massachusetts,  if  a  child  has  no  legacy,  the  presumption  is,  that  he  was  uninten- 
tionally overlooked,  and,  to  take  a  case  out  of  tlie  statutes,  this  presumption  must  be  rebut- 
ted by  other  parts  of  the  will.     Tucker  v.  Boston,  18  Pick.  162. 
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the  same  relief  is  extended  to  all  children  and  their  is.:;ae  or  legal  repre- 
sentatives, unprovided  for  by  will,  and  unadvaneed,  unles.-^,  in  the  three 
first  States,  the  omission  in  the  will  appear  intentional. ('f)  In  Connect- 
icut, an  after-born  child  revokes  the  whole  will.  So  in  Delaware  and 
New  .Terse}^,  if  none  before,  and  not  mentioned,  though  posthumous. 
In  Georgia,  marriage,  or  a  child  unprovided  for,  revokes  pro  tdnto.  In 
Ohio,  Indiana  and  Illinois,  birth  of  a  child  avoi'ls  the  will.  In  South 
Carolina,  the  interference  with  the  will  applies  to  posthumous  children. 
In  Virginia,  Mississippi  and  Kentucky,  birth  of  a  child  after  the  will, 
if  the  testator  had  none  before,  revokes,  unless  the  child  die  sole  or  a 
minor.  In  Virginia,  marriage  revokes  in  all  cases,  except  the  exercise 
of  a  power  of  appointment,  in  defliult  of  which  the  estate  would  not 
pass  to  the  testator's  heirs.  In  Ohio,  marriage  does  not  revoke.  In 
New  York  and  Arkansas,  if  the  will  disposes  of  the  whole  estate,  mar- 
riage, and  the  birth  of  issue  before  or  after  the  testator's  death,  revoke, 
if  the  wife  or  issue  be  living  at  his  death  ;  unless  the  issue  areprovided 
for  by  will  or  settlement ;  or,  iti  New  York,  the  will  shows  an  intent  not 
to  make  any  provision.  In  Arkansas,  no  evidence  can  be  received 
against  such  revocation.  In  Ohio,  a  child  absent,  and  reported  to  be 
dead,  takes  like  one  after  born.(L) 

52.  The  will  of  a  woman  is  revoked  by  her  subsequent  marriage. 
Whether  it  revives  with  the  death  of  the  husband,  seems  to  be  some- 
what doubtful ;  but  the  prevailing  modern  doctrine  is,  that  it  does  not. 
In  New  York,  the  language  of  the  Revised  Statutes  is  held  to  bear  the 
same  meaning.(2)(&) 

63.  Any  alteration  of  the  testator's  estate  in  the  lands  devised,  or  a 
part  of  them,  revokes  the  will,  wholly,  or^?-o  tanto.{c)     If  the  testator 


(I)  4  Kent,  525-6;  Ind.  Rer.  L.  274; 
Walk.  342  ;  Illiii.  L  615  ;  CUurcli  v.  (Jrocker, 
3  Mass.  21  ;  'I'lunliiisori  v  Toinlirison,  1  Aslim. 
224;  Swan,  907-8;  Ark.  Rev.  St.  7G4-6; 
N.  H.  Rev.  St  311-12  ;  Viro:.  St.  1840,  48- 
9;  0)d.',  516;  Sli"lby  v.  Slielhy.  1  B  Morir. 
269;    Raburn  v.  Sliortridge,  2   Bluckf.   480; 


Conn.  St.  227  ;  Verm.    Rev.   St.   257  ;  Ohio 
Sts.  1852,  262. 

(2)  Forse  v.  nemblinji',  4  Rep.  61 ;  Brett  v. 
Rigden.  Plow.  343  a ;  Hodsden  v.  Lloyd,  2 
Bro.  534;  Reeve's  Dora  Rel.  161;  2  N.  Y. 
Rev.  St.  64.  So  in  Pennsylvania,  Park  &  J. 
468;  and  see  Ark.  Rev.  St.  766. 


(a)  In  Massiiclmsetts,  such  intention  may  be  proved  by  parol  evidence.  "Wilson  v.  Fos- 
ket,  6  Met.  4  00. 

(b)  The  will  of  a  wife,  made  nnder  a  power,  is  not  revoked  by  the  husband's  death.  Mor- 
wan  v.  Tbomp-soM,  3  Hag":.  239. 

(c)  Djvise  to  the  iestatoi-'.s  wife  of  the  use  of"  a  house.  The  testator  afterwards  made  a 
lease  of  the  house,  whieli  lasted  beyond  his  life.  Held,  if  he  received  rent  in  advance  for  the 
period  beyond  his  death,  it  was  a  revocation  pro  Pinto;  and  if  the  wife  fliiled  to  receive  the 
subsequent  rent-s,  siie  had  no  claim  for  them  upon  the  estate.     Wiggin  v.  Swett,  6  Met  194. 

A  grant  in  tee,  reservitig  rent,  with  a  clause  of  re-entry,  is  a  revocation  of  a  prior  devise. 
Herriiiiiton  v.  Budd,  5  Denio,  321. 

D;-vise  (if  one  estate  to  .A.,  chari^'ed  with  legacies,  and  of  another  to  B,  cliargod  with  other 
legacies.  The  testator  sold  the  former  estate,  and  part  of  the  price  was  paid  to  A,  v/hoaft-r  the 
testator's  death  paid  or  tendered  all  the  legacies  charged  upon  him.  Held,  the  sale  revoked 
the  will  only  pro  t-aal)      .Mirshall  v   Marshall,  11  Penii.  430. 

A  mortgnge  of  tlie  properly  devised  is  only  a  revocation  pro  tanto.  McTaggart  v.  Thomp- 
son, 2  Uarr    149. 

"When  a  testator  sells  lands  devised,  and  takes  a  bond  and  mortgage  for  a  part  of  the  price, 
it  is  a  revocation  of  ilie  devise;  nor  will  the  devisee  be  entitled  to  the  bond  and  mortgage. 
Berk  V.  Mc'Gillis,  9  Birb  35. 

When  a  bond  and  mortgage,  specifically  devised  to  C,  are  foreclosed  by  the  testator  in  his 
lifetinu>,  and.  on  the  flireclnsure  sale,  purchaseil  by  D,  wijo  executes  to  the  testator  a  new 
bond  and  mortgage ;   the  latter  will  not  pass  to  the  devisee,  though  a  writing  is  found  among 
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convey  them  away,  tliis  proves  a  clicvnge  of  intention;  and  moreover  he 
does  not  die  seized'^  as  the  law  requires  for  an  effectual  devise.  So,  where, 
after  a  devise  for  life,  the  will  gives  the  land  to  trustees  to  sell,  and  dis- 
poses of  the  proceeds,  a  sale  by  the  testator  himself  revokes  both  devi- 
ses alike.(l) 

54.  In  equity,  a  mere  covenantor  agreement  to  convey  the  lands  de- 
vised revokes  the  will,  if  made  for  valuable  consideration  ;  as,  for  in- 

(1)  Sparrow  v.  Hardeastle,  Amb.  224;   3  1  Stew.  &  Por.  286  ;)  Adams  y.  "Winne,  1  Paige, 
Atk.  799;   1  Rolle's  Abr.  615-16;  Arnald  u.    97  ;   Ward  v.  Ward,  15  Pick.  511. 
Arnald,  1  Bro.  401.     (See   Hogan  v.  Bell,  4  I 


the  testator's  papers,  declaricg  that,  being  for  the  same  debt  as  the  first  bond,  it  is  given  by 
his  will  to  C.     lb. 

A  conveyance,  made  subsequently  to  a  devise,  is  not  a  revocation,  or  satisfaction,  of  a  de- 
vise of  other  lands  to  the  graniee.  But,  if  the  conveyance  be  of  a  portion  of  the  same  land, 
it  is  a  revocation  pro  tanto.     Arthur  v.  Arthur,  10  Barb.  9. 

Where  land  is  devised  to  several  persons  in  fee  in  undivided  shares,  a  subsequent  con- 
veyance by  the  devisor,  to  one  of  llie  devisees,  of  a  part  of  the  same  land,  will  not  revoke,  or 
be  considered  a  satisuictiun  of,  the  devise  to  tiie  grantee;  but  he  is  entitled  to  the  land  con- 
veyed by  deed,  and  to  a  share  in  the  land  remaining,  under  the  will;  altiiuugh  there  was  a 
mutual  mistake  as  to  the  effect  of  the  deed,  both  parties  supposing  the  land  conveyed  to  be 
in  lieu  of  the  share  given  to  the  grantee  by  the  will.     lb. 

Where  A  made  a  will,  devising  all  his  real  and  personal  property  to  certain  devisees,  and 
afterwards  sold  all  liis  real  estate  and  conveyed  the  same;  this  sale  was  held  to  be  a  revo- 
cation of  the  will,  as  to  tiie  real  estate  only.     Balliet's,&c,  2  Harris,  451. 

A  devise  of  a  farm,  to  the  son  of  the  testator,  in  consideration  of  labor  and  service,  if  the 
farm  be  of  valve  equal  to  sucii  ^abor  and  service,  will  be  a  good  defence  to  an  action  by  the 
son,  for  labor  and  service,  against  the  testators  executors,  unless  such  devise  be  revoked. 
A  subsequent  conveyance  of  the  same  (arm  from  the  father  to  the  son  by  deed  will  amount 
to  such  a  revocation.     Uose  v.  Rose,  7  Barb.  174. 

In  1841,  A  made  his  will,  and  devised  an  estate  for  life  to  his  wife,  from  the  crops  to  be 
raised  on  the  farm  on  which  he  then  resided.  To  his  son  B  he  devised  a  tract  of  land  on 
whicli  the  son  resided.  To  his  son  C  he  devised  all  the  rest  and  residuary  part  of  the  tract 
or  tracts  of  land  of  which  the  testator  was  in  possession,  and  on  which  he  then  (now)  resided, 
and  everything  (personal,)  wlieresoever  found  upon  the  premises,  intended  to  be  devised, 
provided  tijatTie,  0,  should  grant  unto  the  testator's  widow  an  ample  and  comfortable  sup- 
port during  her  life.  To  his  son  B  he  gave  an  estate  in  trust  for  his  daughter  D.  In  1844, 
tlie  testator  conveyed  iiis  whole  estate  in  trust  to  pay  debts,  and  afterwards,  to  pay  over  to 
him  all  moneys  which  remained  in  the  hands  of  the  trustee,  or  to  reconvey  to  the  testator  all 
such  portions  of  real  and  personal  property  as  might  remain  unsold.  The  trustee  sold  the 
v/hole  estate  undo;  the  deed,  and  paid  tlie  surplus  in  money,  which,  in  fact,  was  the  proceeds 
of  the  personall}',  to  the  executor  of  the  testator.  Held,  that  the  executor,  after  payment  of 
debts,  &c,  was  "bound  lo  pay  the  balance  in  his  bands  to  the  son,  0,  and  tiiat  tlie  deed  of 
trust 'was 'not  a  revocation  of  the  will  in  reference  to  C's  interest  in  the  surplus.  Sliilling  v. 
ShiUino-,  6  Gill,  171. 

A  testator  mortgaged  an  estate  in  fee,  and  afterwards  paid  ofif  the  mortgage-money,  and 
the  estate  was  reconveyed  to  him  to  uses  to  bar  dower.  Shortly  afterwards,  in  April,  1811, 
•the  testator  again  mortgaged  this  estate,  and  the  proviso  upon  redemption  was,  tliat  the  es- 
tate should  bo  reconveyed  to  the  tes:ator,  his  heirs,  appointees  or  assigns,  or  to  such  otiier 
person  or  persons,  to  such  uses  and  in  such  manner,  as  he  or  they  should  direct.  In  the 
May  following  the  testator  made  his  will,  and  devised  all  his  messuages,  lands,  tenements 
and  hereditaments,  and  all  other  his  real  estate  whatsoever,  or  which  he  had  contracted  to 
purchase,  or  in  wliich  he  or  any  otiicr  person  in  trust  for  him  was  seized  or  entitled  .Corany 
estate  of  freehold  and  inheritance,  or  of  freeliold  only,  in  possession,  reversion,  remainder,  or 
expectancy,  or  wliicli  he  liad  power  to  dispose  of  by  his  will,  to  a  trustee,  to  certain  uses  and 
upon  certain  trusts  tiierein  mentioned.  In  December,  1813,  the  testator  paid  off  the  mort- 
gage, and  took  a  reconveyance  of  tlie  estate  to  the  common  uses  to  bar  dower.  Previously 
tij  Ui'e  date  of  the  will,  tlie  testator  had  contracted  to  purcliase  another  estate,  which  was 
subsequently  conveyed  to  him  to  uses  to  bar  dower.  Held,  tliat  tlie  will  was  revoked  as  to 
the  mortgaged  estate,  and  the  estate  contracted  to  be  purciiased  before  the  date  of  the  will, 
by  the  reco7iveyance  of  tlie  mortgaged  estate  and  the  conveyance  of  the  purchased  estate  to 
uses  to  bar  dower.     Plowden  v.  Hyde,  9  Eng.  Law  &  Eq.  238. 

Held,  also,  that  the  testator's  heir,  who  claimed  these  estates  by  descent,  was  not  put  to 
his  election.     lb. 
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stance,  a  covenant  to  settle  them  upon  a  daughter,  in  consideration  of 
her  marriage.  And  even  a  devise  to  a  wife  has  been  held  to  be  thus 
revoked. (1)     (See  sec.  65.) 

55.  A  covenant  lor  partition  has  the  same  effect.(2) 

56.  In  tbese  cases,  the  devisee  takes  the  legal  estate,  but  is  bound  to 
convey  it  according  to  the  contract.(3) 

57.  Even  where  an  intended  conveyance  is  inoperative  from  some 
informality,  as  in  case  of  an  appointment  to  uses,  or  a  feoffment  void  for 
want  of  liver}'-,  or  a  bargain  and  sale  for  want  of  enrolment,  it  may  still 
revoke  a  prior  devise.  So  where  a  contract  is  abandoned  by  the  pro- 
posed purchaser,  it  still  operates  as  a  revocation. (4)  {At  law,  other- 
wise. (5) 

58.  So  a  conveyance  revokes  the  will,  though  the  testator  does  not 
intend  to  part  with  the  land,  and  takes  back  the  same  estate ;  because 
his  seizin  is  interrupted,  and  a  revocation  was  intended.  As  where  he 
conveys  to- a  trustee,  and  takes  back  the  old  use.  So  wheie  A,  after 
makiiig  his  will,  contemplating  miirriage  with  B,  conveyed  to  trustees 
in  trust  for  himself  and  his  heins  till  marriage,  then  in  part  to  the  use  of 
B,  and  never  married;  held,  a  revocation  of  the  wilh(6)(a)  More  espe- 
cially does  this  principle  apply,  where  the  testator  alienesrtieland  upon 
the  death  of  the  devisee,  and  takes  back  the  same  estate.(7)  So  where  a 
testator  conveys  to  trustees  in  fee,  in  trust  for  himself  lor  life,  directing 
them  to  convey  according  to  his  future  appointment,  which  he  fails  to 
make ;  although  a  trast  results  to  him,  the  devise  is  revoked.  (But  see 
sec.  H4.)  So  where,  after  a  devise,  a  fine  is  levied,  without  declaring 
any  use ;  this  is  a  revocation,  though  the  testator  takes  back  the  old 
use,  (6) 

b\).  Even  a  conveyance  to  the  devisees,  and  made  expressly  to  con- 
firm or  give  effect  to  the  devise,  has  been  held  to  be  a  revocation,  be- 
cause it  interrupts  the  seizin.  So,  although  the  deed  is  afterwards 
cancelled,  the  devise  will  not  take  effect  without  republication. (8) 

60.  A  devised  land,  and  afterwards  conveyed  it  to  the  uses  of  the 
will.     Held,  a  revocation. (9) 

61.  So,  where  one  covenants  to  levy  a  fine  to  such  uses  as  he  shall 


(1)  Rider  v.  Wager,  2  P.  Wms.  328; 
Knollvs  V.  Alcock,  7  Ves.  558;  Cotter  v. 
Layer,  2  P.  Wms.  622;  Walton  v.  Walton,  7 
John.  Cha.  258. 

(2)  Knolljs  V.  Alcock,  5  Ves.  648 ;  16 
Ves.  5 1 9. 

(3)  2  P.  Wms.  626. 

(4)  1  Rolle's  Abr.  615;  Car  v.  Ellison,  3 
Atk.  73;  Sparrow  v.  Hardcastle,  803;  Shove 
V.  Piueke,  5  T.  R.  1 24 ;  Vawser  v.  Jeffery,  2 
Swans.  268;  Tebbott  v.  Voules,  6  Sim.  40; 
Walton  V.  Walton,  7  John.  Cha.  258. 

(5)  Hall  V.  Bray,  Coxa,  212.  j  Abr.  614, 
(6}  Lincoln's  case,  1  Abr.  Eq.  411;  Show.  ! 


Pari.  154;  Sparrow   v.    Hardcastle.  3    Atk. 
803. 

(7)  Putbury  v.  Tre%'illian,  Dyer,  143  b. 

(8)  Pollen  t;.  Hubard,  1  Abr.  Eq.  412;  Hu- 
bard  v.  Hubard,  7  Bro.  Pari.  433  ;  Parsons  v. 
Freeman,  3  Atk.  741;  Dister  v.  Dister,  3 
Lev.  108;  Marwood  v.  Turner,  3  P.  Wms. 
163;  Darley  v.  Darley,  Amb.  653  ;  3  Wils.  6; 
3  Bro.  Pari.  359;  Doe  v.  Dilnot,  2  B.  &  P. 
N.  R.  401 ;  7  John.  Cha.  258 ;  Kean,  9  Dana, 
25  ;  BuUin  v.  Fletcher,  2  My.  &  C.  432. 

(9)  Hussey's  case,   Moo.   789;    1    Rolle'a 


(o)  The  case  went  to  the  House  of  Lords,  and  the  judges  were  said  to  be  equally  divided 
upon  it.  Lord  Mansfield  afterwards  remarked,  "tl:e  absurdity  ef  Lord  Lincoln's  case  is 
shockinsr;  however,  it  is  now  law."  Gulliver  v.  Ash  by,  4  Burr.  1940.  In  language  equally 
homely.  Lord  Hardwicke  remarked  that  a  revocation  by  a  fine,  in  which  no  uses  are  de- 
clared, was  ''  a  pro  ligious  strong  case."     Parsons  v.  Freeman,  3  Atk.  748. 

(&)  Where  a  testator,  after  the  making  of  the  will,  purchases  land  included  in  a  general 
description  of  the  will;  this  is  no  revocation.     Blaudin  v.  Blandin,  9  Verm.  210. 
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appoint  by  will;  afterwards  makes  a  will;  and,  then  levies  the  fine: 
the  will  is  revoked.  (But,  in  such  case  the  will  is  a  good  declaration  of 
the  uses  of  the  fine.)(l) 

•62.  A  husband  covenanted,  before  marriage,  to  make  a  cert;iiii  set- 
tlement in  flivor  of  his  wife;  afterv  ards  by  will  confirmed  the  articles, 
and  made  certain  dispositions  of  the  land  ;  and  subsequently  executed 
a  settlement,  purporting  to  be  in  pursuance  and  perTortnance  of  the  ar- 
ticles, but  in  many  points  inconsistent  with  thein(''/)  and  the  will.  By 
this  settlement,  he  conveyed  the  whole  estate,  which  he  had  in  the  lands 
at  tlie  making  of  the  will,  to  others  in  fee,  with  a  use  to  himself  for 
life,  and  limitations  thereon,  and  the  ultimate  us.-  to  himself  in  lee.  It 
was  contended,  that  the  settlement  did  not  revoke  the  will ;  upon  the 
grounds,  that  the  settlement  was  in  fact  but  a  part  of  the  ariicles, 
which  were  prior  to  the  will,  and  the  testator  must  have  had  the  settle- 
ment in  view  when  he  made  the  will  ;  that  the  plain  object  ol  the  set- 
tlement was,  not  to  revoke  the  will,  but  to  carry  tlie  articles  into  ellect ; 
and  that  the  will  expressly  referred  to  the  articles,  and  devised  oidy 
such  estates  as  were  not  bound  thereby  .(A)  Bat  the  settlement  was 
held  to  be  a  revocation  of  the  will. (2) 

68.  So,  where  a  settlement,  made  in  execution  of  marriage  articles, 
limited  prior  uses  to  third  persons,  and  the  reversion  in  lee  to  the  set- 
tler, liis  heirs  and  assigns;  it  was  held  by  Lord  Ken\on,  that  such  set- 
tlement was  a  revocation  of  a  will  made  between  the  articles  and  ihe 
settlement,  as  much  as  it  would  have  been  if  it  had  limited  the  estate 
merely  to  the  use  of  the  settler  in  fee,  with  no  other  uses.(8)(c) 

64.  It  has  been  held  in  Virginia,  that  a  devise  is  not  revoked  by  a 
subsequent  conveyance  of  the  land  to  trustees  in  fee,  in  trust  for  the 
grantor  lor  life.(4)     (See  sec.  68.) 

to.  A  court  of  equity  cannot  adopt  different  rules  respecting  the 
transmission  of  estates,  from  those  established  at  law.  Hence,  the 
same  conveyance,  which  would  revoke  a  devise  of  a  legal  estate,  equally 
revokes  the  devise  of  an  equitable  estate;  and  equity  will  not  set  up 
a  revoked  legal  devise,  against  the  heir,  in  favor  of  the  devisee,  or  de- 
clare the  former  a  trustee  for  the  latter.  It  has  been  said-,  that  this 
would  be  in  eflectto  convert  what  was  a  legal,  into  an  equitable  devise, 
merely  because  it  was  revoked,  and  therefore  of  no  force  as  a  legal  de- 
vise.(5)(c/)     (See  sec.  54.) 


(1)  Lutwicli  V.  Mitton,  1  Rolle's  Abr.  614; 
Hick  V.  Mors,  Amb.  215;  Lock  v.  Fooie,  5 
Sim.  G18.  (See  Vavvser  v.  Jcffery,  3  B.  &  A. 
462.) 

(2)  Brydnfes  v.  Clianflo.s,  2  Ves.  417;  7 
Bro.  Pari.  505 ;  (Livingston  v.  Livingston,  3 
John.  Cha.  155.) 


(3)  Goodlitle  v.  Otway,  7  T.  R.  39D  ;  1  Bos. 
&  P.  576. 

(4)  Uiijlie.su  Hiisxlies,  2  Muiif.  200. 

(5)  BiyilfTcs  v:  (.'liandos,  2  Ves.  417;  7 
Bro.  Purl.  505;  Parsons  v.  Freeman,- 3  Atk. 
748;  Cave  z;  IIolt()rd.,3  Ves.  682;  Vawser 
V.  Jeffrey,  16  Ves.  519  ;   7  Bro.  Purl.  503. 


(a)  Mr.  Cruise  says,  tiio  conveyance  did  not  pursue  tlie  articles,  l>ut  wo:it  beyond  tliem. 
6  Cruise,  97,  n. 

ib)  Tliis  last  ground  docs  not  seem  to  bo  warranted  by  the  statement  of  facts  in  the 
«ase. 

(ci  Where  one  has  made  a  will  and  afterwards  a  codicil,  and  then  executes  a  deed  adopt- 
in<r  the  will  and  conveying  the  land  accordingly  ;  the  deed  is  valid,  and  avoids  the  codicil. 
Dawson  v.  Dav/son,  Hice,  243. 

(d)  Where  one  having  an  cquitalile  title  makes  a  will,  and  afterwards  acquires  the  legal 
estate;  this  pas.ses  to  the  duvisee,  the  will  and  deed  being  regarded  as  only  one  instrument. 
Smith  v.  Jones,  4  Ohio,  115. 
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6().  It  is  said, (I)  the  doctrine  of  presumptive  revocations  appears  to 
have  been  carried  much  too  far,  and  has  been  disapproved  ot  by  the 
ablest  judges  of  modern  times.  Lord  Man.sfieUl  remarkeil,  that  con- 
structive revocations,  contrary  to  the  intention  of  the  testator,  were 
founded  on  artificial  and  absunl  reasoning,  and  ought  not  to  be  m- 
dulued  ;  and  that  some  overstrained  resolutions  of  tlmt  sort  had  brought 
a  sc^mdal  on  the  law.(2)  But  Lord  Kenyon  sai<l,(y)  in  reference  to  ilns 
point,  "the  best  rule  is,  stare  decisis.  My  opinion  is  formed,  (iii  favor 
of  revocation,)  upon  the  authority  of  all  the  cases  from  the  tinie  of 
Lord  Rolh".  Such  were  the  opinions  of  Lord  Trevor,  Lord  Hardwicke, 
and  Lord  Mansfield:  the  latter  of  whom,  though  finding  fault  with 
former  decisions,  thought  himself  fettered  by  the  authorities.  I  take  it, 
therefore,  that  the  law  of  the  land  is  clearly  and  indisputably  fixed, 
if  at  anv  time  it  can  be  fixed,  that  where  the  whole  estate  is  conveyed 
aw:iy  to"  uses,  though  the  ultimate  reversion  comes  back  to  the  gran- 
tor by  the  same  instrument,  it  operates  as  a  revocation  of  the  prior 

will." 

67.  A  devise  is  revoked  by  a  subsequent  exchange,  though  after  the 
testator's  death  the  land  is  restored  to  his  heir,  by  reason  of  a  defect  ia 
the  title  to  the  land  taken  in  exchange.(4) 

(58.  Where  lands  devised  are  subsequently  conveyed,  parol  evidence 
is  inadmissible,  both  inlaw  and  equity,  that  no  revocation  was  intended, 
though  amounting  to  the  clearest  demonstration  ;  as,  lor  instance,  evi- 
dence of  the  testator's  conversations  with  respect  to  the  motives  of 
ranking  the  will,  or  of  his  referring  to  it  as  his  will.  Such  evidence 
would  go  to  prove  a  republication,  if  anything.  Judge  Buller  observed 
upon  the  plain  distinction  between  this  case,  depending  on  the  solemn 
acts  of  the  party  himself,  and  the  case,  heretofore  referred  to,  of  a  revo- 
cati(Mi  hy  marriage,  &c.,  depending  on  circumstances,  whei'e  parol  evi- 
dence is  always  admitted. (5) 

69.  Where  a  deed  is  procured  by  fraud,  and  therefore  directed  in 
Chancery  to  be  delivered  up  to  be  cancelled,  it  does  not  revoke  a  prior 
devise.(6) 

70.  An  alteration  merely  in  tlie  quality  of  a  testator's  estate  is  no  re- 
vocation of  the  devise.  Thus,  where  a  cestui  que  use,  before  the  statute 
of  uses,  made  a  will,  and  afterwards  received  a  feoffment  from  the 
trustee  :  this  was  held  no  revocation.  The  same  principleis  appli^-d  in 
any  case,  where  one  having  an  equitable  interest  devises  it,  and  ader- 
wards  gains  the  legal  estate.  Lord,  Hardwicke  says,  wherever  the 
estate  is  modified  in  a  manner  different  from  that  in  which  it  stood  at 
the  making  of  the  will,  there  is  a  revocation  ;  but  none,  where  the  tes- 
tator remains. with  the  same  estate  and  interest  exactly,  and  disposable 
by  the  same  means,  and  without  fresh  modification.(7) 

71.  The  above  rule  was  distinctly  applied,  as  the  sole  ground  of  de- 


(1)  6  Cruise,  90. 

(2)  SwiCtv.  Roberts,  3  Burr.  1491;  Doav. 
Patt.  Doug.  722;  Goodlitle  v.  Otway,  2  H. 
Bl.  52a. 

(3)  7  T.  R.  418-19;  1  Bos.  &  P.  576;  3 
Ves.    6S2. 

(4)  .\tty.  Gen.  v.  Vigror,  8  Ves  256;  Raw- 
lins ?;.      ursiis,  2  Ves.  &  B.  382. 

(5)  Goodlitle  V.  Otway,  2  EI.  Bl.  516;  (Wit- 
ter V.  Alott,  2  Coun.  67.) 


(6)PIawesu.  Wyatt,  3  Bro.  15G;  (HMrwood 
V.  Ouhuider,  6  Ves.  215  ;  Atty.  &o.  V:  Vi>cor, 
8.  283  ;  Hawes  v.  Wyatt,  2  Cox,  263  ;  Wrijilit 
V.  Littler.  3  Burr.  1244;  Smithwick  v.  Jordan, 
15  Mass.  113.) 

(7)  1  Rolie's  Ahr.  616.  pi.  3;  Sparrow  v. 
Hardcastle,  3  Atk.  798  ;  Brydoes  v.  Cliaiidoa, 
2  Ves.  417.  (See  Roe  v.  Griffits,  4  Burr. 
1952;)  Livingston  v.  Livingston,  3  Joim.  Cba. 
156. 
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cision,  to  the  following  case.  A,  in  consideration  of  marriage,  cove- 
nanted to  convey  to  trustees,  to  the  use  of  himself  for  life,  remainder  to 
secure  an  annuity  to  the  wife,  then  to  the  sons  and  daughters  in  tail, 
successively,  then  to  his  own  right  heirs.  Afterwards,  A  devised  his 
lands,  in  case  he  should  have  no  issue,  to  the  wife  for  life,  remainders 
over;  and  subsequently,  in  pursuance  of  the  marriage  articles,  convey- 
ed to  B  in  fee,  to  the  u.ses  specified  in  the  articles.(a)  Held,  the  will 
was  not  revoked ;  that  A  had  only  the  reversion  in  fee,  and  his  ac- 
quiring the  legal  interest  made  no  difference;  and  that  B  was  a  trustee 
for  the  purposes  of  the  will.(l) 

72.  Where  one  owning  the  equitable  fee  devises  it,  and  afterwards 
takes  a  conveyance  of  the  legal  tee,  this  is  no  revocation,  because  the 
conveyance  was  incident  to  the  former  estate.  But,  if  be  take  a  oon- 
vej^ance  of  the  legal  fee  for  the  purpose  of  preventing  dower,  this  is  a 
revocation,  being  a  change  in  the  quality  of  the  estate.(2)     (See  sec.  82.) 

73.  A  devise  is  not  revoked  by  a  subsequent  conveyance,  which 
merely  changes  the  trustees. 

74.  Devise  by  A  to  trustees.  He  afterwards  made  a  codicil,  direct- 
ing them  to  pay  for  certain  lands  wliich  he  had  contracted  for,  and 
convey  them  to  the  uses  stated  in  the  will.  A  subsequently  paid  for 
the  lands  and  had  them  conveyed  to  trustees  in  trust  for  himself  in  fee. 
Held,  although  at  the  making  of  the  codicil  the  vendor  was  trustee  for 
A,  and  the  conveyance  therefore  changed  the  trustee  ;  this  was  no  re- 
vocation.(8) 

75.  So,  where  a  mortgagor,  having  made  his  will,  pays  off  the  mort- 
gage, and  takes  a  conveyance  to  a  trustee  for  himself,  this  is  no  revo- 
cation.(4:) 

76.  Partition  between  tenants  in  common  does  not  revoke  a  prior 
devise  made  by  one  of  them.  Otherwise,  where  the  estate  in  the  land 
is  altereil ;  as  where,  in  England,  by  a  fine  subsequent  to  the  partition, 
the  whole  land  is  allotted  to  the  testator,  to  such  uses  as  he  shall  ap- 
point, and,  in  default  of  appointment,  to  him  in  fee. (5) 

76  a.  So  a  will  is  not  revoked  by  proceedings  for  partition,  which 
give  the  testator  a  several  seizin  of  the  whole  land.  But  such  will  does 
not  pass  the  after- acquired  portion  of  the  land. (6) 

77.  A  partial  disposition  of  the  estate  devised,  or  a  disposition  of 
only  a  part  of  the  lands,  is  but  a  partial  or  pro  tanto  revocation. (J) 
Thus,  a  lease  for  years,  to  commence  from  the  testator's  death,  of  lands 
devised  in  fee;  unless  made  to  the  devisee  himself,  in  which  case  it 
would  revoke,  as  being  incoinpatible  with  the  devise.     So  a  mortgage 


(1)  Williams  v.  Owens,  2  Ves.  595. 
(21    Ward    V.    Moore,   4   Madd.   368.     See 
Brain  v.  Brain,  Mad.  &  Geld.  221. 

(3)  Wattri  V.  Eullarton,  Doug.  718.  See 
Eilbeck  V.  Wood,  1  Russ.  564;  Matthews  v. 
Veual.les,  9  Moo.  236.) 

(4)  Doe  V.  Pott,  Doug.  709.  See  Johnson 
V.  John.son,  1  C.  &  M.  140. 


(5)  Risley  v.  Baltingglass,  T.  Ra.y.  240; 
Webb  V.  Temple,  1  Freera.  542 ;  Lmher  v. 
Kirby,  8  Vin.  148 ;  Marwood  v.  'J'urner,  3  P. 
Wms.  169;  Tickuer  v.  Tickner,  3  Atk.  742; 
(Knollvs  V.  Alcock,  7  Ves.  564;  8,  281; 
Maundrellv.  Maundrell,  10,  249.) 

(6)  Duffel  V.  Burton,  4  Harring.  290. 


(a)  It  is  difficult  to  see  how  these  facts  could  be  construed  to  present  "the  simple  ques- 
tion," (as  Sir  H.  P.  Arden  expressed  it,)  whether  the  accession  of  the  legal  title  to  au  inter- 
est before  equitable  revoked  a  devise  of  the  latter. 

{h)  But  a  conveyance  of  the  whole  estate,  though  for  a  partial  purpose,  revokes.  Vaw- 
ser  v.  Jeffery,  2  Swanst.  268. 
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revokes  only  -pro  tanio.  If  made  to  the  devisee,  it  was  held,  in  one 
capc,(l)  that"^it  would  be  a  complete  revocation  ;  but  this  case  seems  to 
have  been  doubted  and  overruli^d.(2)  So  a  conveyance  to  trustees  to 
pav  debts,  revokes  only  'pro  tanto.  In  tlie  two  last  mentionjd  instances, 
althouc^h  at  law  the  testator  parts  with  his  whole  estate,  so  that  nothing 
descends  to  the  heir ;  yet  in  equity  he  conveys  only  a  chattel  inter*  st, 
and  the  case  is  therefore  like  that  of  a  lease  subsequent  to  the  will. 
Upon  this  ground,  equity  departs  in  suc'i  case  from  its  usual  principle 
o^ following  the  law.{B)  But  a  conveyance  to  trustees,  for  payment  of 
debts,  then  to  such  uses  as  the  testator  shall  appoint,  and,  if  no  appoint- 
ment, to  him  in  fee,  is  a  revocation. (4) 

7-.  A  testator  conveyed  his  share  of  the  real  estate,  under  the  will 
of  his  deceased  lather,  and  making  part  of  the  testator's  real  estate  dp- 
vised  to  his  children,  to  trustees,  to  pay  his  father's  debts,  and  then  in 
trust  for  the  devisees  of  his  father  and  their  representatives.  Held,  this 
was  a  revocation  of  the  will  only  to  the  extent  of  paying  the  debts  of 
the  father;  and  that  the  residue"  should  be  held  by  the  trustees  in  trust 
for  the  devisees,  and  not  the  heirs  of  the  testator.(5) 

79.  A  testator  devised  to  his  son  his  homestead,  which  was  mort- 
gaged, and  directed  that  the  son  should  pay  one-half  the  mortgage,  and 
the  other  half  be  paid  from  the  testator's  estate ;  and  he  further  directed, 
that  after  payment  of  debts  and  certain  legacies  to  his  daughters  the 
overplus  should  be  divided  among  all  his  children,  after  first  taking 
therefrom  enough  to  clear  the  homestead  for  his  son,  if  not  otherwise 
done.  The  homestead  was  sold,  and  bought  in  by  the  executor,  and 
the  sale  affirmed  by  the  heirs  of  the  son,  who  had  died  insolvent.  Held, 
the  provision  for  applying  the  overplus  to  clear  the  homestead  was  de- 
feated by  the  sale.(H) 

80.  Bankruptcy  revokes  a  devise  only  pro  tanto,  for  the  payment  ot 
debts ;  because,  after  such  payment,  ihe  assignees  are  trustees  for,  and 
may  be  required  to  convey  to,  the  debtor. (7) 

81.  The  surrender  of  a  leasehold  revokes  a  devise  thereof,  because 
the  thing  given  no  longer  exists.  A  distinction  is  to  be  noted  in  this 
respect  between /ree/wW  and  chattel  interests.  The  surrender  of  an  old 
term,  whether  for  life  or  for  years,  is  often  accompanied  by  the  taking 
of  a  new  one.  In  both  cases  alike,  the  devise  of  the  old  term  is  revoked. 
And  if  the  term  is  freehold,  although  the  words  of  the  will  are  such  as 
to  embrace  the  new  term,  referring  to  all  terms  of  which  the  testator 
shall  die  possessed,  or,  "  all  my  leasehohl  estate,"  &c.,  yet  it  cannot  pass, 
because  acquired  after  the  making  of  the  will  But  if  the  term  is  for 
years,  words  of  this  nature  may  pass  the  new  term.  It  is  a  question  of 
intention,  however,  and  in  one  case  the  want  of  inospedive  words  was 
held  to  exclude  the  renewed  term.     The  words  were,   "  my  leasehold, 


(1)  Hnrkness  v.  Bayley,  Prec.  in  Cha.  514. 

(2)  5  Ves.  661 ;  Baxter  v.  Dyer,  lb.  656; 
Peach  V.  Philip.s,  lb.  664. 

(3 1  Vernon  v.  Jones,  Prec.  in  Cha.  32; 
0^'le  V.  Cooke,  2  Bro.  592  ;  7  Bro.  Pari.  517  ; 
Sparrows.  ILinicastle,  3  Atk   805. 

(4)  Carters.  Thomas,  4  Greenl.  341  ;  Hawcs 
j;.   Humphrey,    9  Pick.  350;  Hodgkinson  v. 


"Wood,  Cro.  Car.  23 ;  Perkins  v.  Walker,  1 
Vern.  97  ;  Coke  v.  Bullock,  Cro.  Jac.  49; 
Hughes  V.  Hushes,  2  Mun.  209 ;  Parker  v. 
Lamb,  3  Bro.  Par).  12;  3  John.  Cha.  155. 

(5)  Livingston  v.  Livingston,  3  John.  Cha. 
148. 

(6)  Grout  V.  Hapgood,  13  Pick.  159. 

(7)  Cliarmau  v.  Charman,  14  Ves.  580. 
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garden,"  &c.(l)  But  where  the  old  terra  is  surrendered,  and  a  new 
lease  accepted,  and  the  testator  dies  before  the  latler  is  sealed  ;  this  is 
DO  revocation. (2) 

82.  The  devise  of  an  estate  pour  autre  vie  is  revoked  by  a  subsequent 
purchase  of  the  fee.(3)     (See  sec.  72.) 

83.  But  a  devise  of  a  term,  in  trust  for  the  devisee  of  a  freehold,  is 
not  revoked  bj  revocation  of  the  ]atter.(4) 

84.  Where  a  will,  duly  attested,  and  disposing  of  both  real  and  per- 
sonal estate,  is  revoked  as  to  the  former  by  an  alienation  thereof;  the 
will  remains  as  a  testament  only,  and  is  revocable  accordinf^ly.(5) 

85.  In  Vermont  it  has  been  held,  that  there  can  be  no  revocation,  in 
whole  or  in  part,  but  in  the  way  pointed  out  by  the  statule,(a)  e.xcept 
from  necessity ;  that  is,  when  the  testator  has  aliened  the  devised  es- 
tate, and  there  is  nothing  for  the  will  to  operate  upon,  in  so  far  as  it  is 
revoked.  Also,  that  the  purchase,  after  making  the  will,  of  land  in- 
cluded in  the  general  description  of  a  devise,  is  no  revocation,  as  it  in- 
dicates an  intention  rather  to  perfect  than  revoke  the  will.  So  in  Ohio, 
it  is  held,  that  in  such  case,  to  prevent  circuity  of  action,  the  deed  may 
be  attached  to  the  devise,  and  considered  but  one  assurance.(H) 

86.  In  New  York,  such  purchase  after  making  the  will  is  a  revoca- 
tion at  law,  but  not  in  equity.  But,  by  the  Eevised  Statutes  of  that 
State,  and  also  those  of  Arkansas,  no  agreement  by  the  testator  to  con- 
vey the  land  is  a  revocation  of  the  will  either  in  law  or  equity  ;  but  the 
property  pa.sses  by  the  will,  subject  to  a  claim  for  specific  perCoimance 
against  the  devisee.  So  a  charge  or  .incumbrance  is  no  revocation,  hut 
the  devise  takes  effect,  subject  thereto.  So,  in  New  York,  any  transfer 
which  merely  alters  the  testator's  estate  is  no  revocation,  unless  expiessly 
declared  such.  Where  the  conveyance  is  whollj^  inconsi.steiit  with  the- 
vrill,  unless  the  former  depends  upon  a  contingency  which  has  i'ailed,  it 
revokes  the  \vili.(7)(/^) 

(1)  Marwood  v.   Turner,  3  P.  "Wras.  \%?>\\      (4)  Darley  i>.  Langworthy.  .R  Bro.  Pnrl.  359. 
2  Atk.  597  ;   Rmistoiie  v.    Anderson,  2  Ves.  ]      (5)  Brown  v.  Tliorndike,  15  Pick.  388. 
418;    Hone  v.  Medcratt.  1  Bro.  261 ;  Carte  v.  \      (6)  Graves  v.  Slieldon,  2  D.  Cl'.ip.  71 ;  Blan- 
Carte,  3  .A.tk.  174;  Slatter  v.  Nolon,  16  Ves.    din  v.  Blandin,  9  Verm.  210  ;  ISmitli  v.  Jones, 
197;  (James  v.   Dean,  11,    383;)  Stirling  v.    4  Ohio,  121. 

Lydiard,  3  Atk.  199.  (7)  Clapper  v.  House,  6  Pai<re,  149;   2  N. 

(2)  Abney  v.  Miller,  2  Atk  593.  Y.  Rev.  St.  64  ;  Ark.  Rev.  fct.  766. 

(3)  Gallon  V.  Hancock,  2  Atk.  430.  I 


(a)  In  many  of  tlie  States,  implied  revocations  are  expressly  recognized. 
(6)  Tliese  provisions  are  all  adopted  in  Ohio.     Swan.  997.     In  New  Hampshire,  disseizia 
or  wrongful  uiKpossession  of  the  testator  does  not  revoke  a  devise.    Rev.  St.  311. 
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CHAPTER  XCIII. 


REPUBLICATION    OF    DEVISES 


1.  General  objects  and  effects  of  republica- 

tion. 

2.  Must    lie   in   writing,  but  may  be   iin- 

pliefl. 

3.  A.  codicil  \s  perse  a  republication;  his- 


tory of  the  doctrine ;  series  of  cases ; 
Achtrhj  V.  Vi^non,  &c. 
7.  Exception  to  tlie  general  r\ile.  founded 
upon  restrictive  words  of  tlie  codi- 
cil; case  of  Strathmore  v.  Bowes,  &c. 


1.  Ix  immediate  connection  with  the  revocation  of  devises,  which  was 
the  subject  of  the  last  chapter,  may  properly  be  considered  tliat  of_  re- 
publication,  the  effect  of  which  is  directly  opposite  to  that  of  revocation. 
Republication  either  revives  a  will  which  has  been  wholly  avoided,  or 
else  causes  it  to  operate  upon  certain  subject  matters,  upon  vvhicli,  if 
left  ill  its  oiiginal  state,  it  would  not  have  operated.  The  common,  and 
perhaps  the  only  application  of  the  latter  principle  is,  that  where  lands 
have  been  acquired  by  the  testator  after  making  the  will,  and,  thereiore, 
as  has  been  seen,  do  not  pass  thereby,  a  republication  of  the  wdl  ex- 
tends its  operation  to  such  lands,  if  its  terms  are  broad  enough  to  em- 
brace theni.(r/)  . 

2.  The  history  of  the  doctrine  of  republication  is  briefly  this.  Be- 
fore the  statute  of  frauds,  any  ivords,  importing  an  intention  to  repub- 
lish, amounted  to  a  republication. (/;)  After  the  statute  of  frauds,  it 
was  first  held  that  there  could  not  be  an  implied  republication,  but  in 
order  to  republish  a  will  it  must  be  re-executed.  The  latter  cases,  how- 
ever, seem  to  have  settled  the  principle,  subject  to  an  exception,  which 
will  be  presently  noticed,  that  a  codicil,  attested  as  the  law  reqiiires  a 
devise  of  lands  to  be  attested,  whether  actually  attached  to  the  will  or 
not ;  or  whetlier  the  will  is  present  at  the  making  of  the  codicil  or  not ; 
is  perse  a  republication  and  passes  after-purchased  lands.(I)(c) 

(I)  6  Cruise,  Tit.  38,  ch.  7;  Tarnold  i;.  1  Cush.  118;  Murray  v.  Oliver,  6  Ired.  Equ  55; 
Wa'iis  4  Y.  &  Coll.  160;  Rob.  on  Wills,  345  Love  v.  Johnson.  12,  355;  Harvey  v.  (hou- 
349  :  Van  Cortlandt  v.  Kip.  1  Hill,  590  ;  Wait  teau,  14  Mis.  587;  Wikoff,  &c.,  15  Penns.  281. 
V.  Belding,  24  Pick.  129;  Brimmer  v.  Sohier,  1  1 

la)  Tliere  seems  to  be  no  little  confusion,  in  the  expressions  used  in  various  cases  upon 
this  sulijoct.  The  prevailing  language  is,  that  a  republished  will  of  course  pn-sca  aiter-pur- 
chased  lands  if  the  terms  of  the  will  include  them  ;  or,  in  other  woids,  that  the  question, 
whether  a  will  is  republished,  and  the  question  whether  sucii  lands  pass,  are.  in  lact,  one 
and  the  same.  But  in  some  cases,  it  seems  to  be  clearly  implied,  that  a  will  may  be  iield  to 
be  repulilished.  and  yet  not  to  pass  after-purchased  lands.  See  Haven  v.  Foster,  14  Pick, 
541.     Some  of  the  cases  speak  of  a  qualified  republication. 

(t)  It  has  been  held  in  North  Carolina,  that  where  republication  of  a  will  is  sought  to  be 
proved  by  parol  evidence,  there  must  appear  a  clear  determination  on  tiie  part  ot  the  testa- 
tor to  r  publish  ;  and  even  then  it  is  to  be  doubted  whether  it  could  lie  done  on  mere  parol 
evidence  of  the  testator's  declarations.     Battle  v.  Speight,  10  Ired.  459. 

And  it  has  been  since  decided,  that  the  repubhcation  of  an  attested  will  must  be  by  a 
re-execution  of  the  same  instrument,  or  by  the  execution  of  a  codicil,  with  the  lorms  re- 
quired by  statutes.     It  cannot  be  done  by  oral  declarations  merely.     Love  v.  Johnston,  12 

In  1837,  a  testator  made  his  will  in  his  own  handwriting,  unattested,  and  it  was  placed 
amoiic-  his  valuable  papers.  In  1847,  being  about  to  leave  the  country,  he  deposiied  the 
will,  for  safe  keeping,  with  a  tiiird  person.  Held,  this  did  not  amount  to  a  repubhcation, 
and'alter-purchased  lands  did  not  pass.     Battle  v.  Speigiit,  9  Ired.  28S.  ,  •  ,    ,v 

(c)  After  a  will  was  prepared  lor  signature,  but  before  signing,  an  addition  wbicli  ttie 
testator  called  a  codicil  was  made  to  it,  providing  for  certain  grandchildren.     The  will  con- 
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3.  The  case  by  which  the  modern  doctrine  was  first  settled,  and  to 
which  all  the  subsequent  accordant  cases  refer  (sometimes  with  disap- 
probation) as  a  decisive  authority,  is  Acherli/v.  Vernon.{i)  In  the  case 
o?  Barnes  V.  Growe,{2)  Lord  Commissioner  Eyre  says  "the.  question, 
if  it  was  not  to  be  considered  as  determined,  and  so  determined  as  that 
the  court  could  hardly  consider  itself  at  liberty  to  revise  it,  would  be  a 
question  of  great  difficulty:"  "but  that  case  {Adierly  v.  Vernon,)  wiXQ 
so  determined,  and  was  of  such  authority,  that  everything  must  yield 
toit."  The  same  authority  is  attributed  to, the  case  in  question,  but 
with  much  stronger  expressions  of  dissent,  by  Sir  Wm.  Grant,  in  Pigott 
V.  Walier.iK)  He  says,  "  it  appears  to  have  been  held  in  Barnes  v.  Crowe, 
that  in  Acherly  v.  Vernon  it  was-  established,  that  every  codicil  is  a  re- 
publication." "If  he  departed  from  Barnes  v.  Crowe,  it  would  be  to  set 
everything  loose  again,  and  not  to  get  back  to  what  he  thought  better, 
the  old  rules,  for  then  Acherly  v.  Vernon  would  then  be  in  the  way. "(a) 

4.  In  Acherly  v.  Vernon,  the  testator,  after  making  his  will,  purchased 
certain  fee  farm  rents,  and  assart  roits,  and  contracted  for  certain  lands. 
By  a  codicil,  he  expressly  devised  his  after-purchased  lands,  and  desired 
"  A  and  B  to  be  two  of  my  trustees,"  and  devised  "  my  said  reed  estate 
to  thpm  accordingly."  Held,  the  rents  and  lands  contracted  for  passed 
by  virtue  of  the  codicil,  republishing  the  will.(4) 

5.  In  Barnes  v.  Crowe,  the  testator  by  his  will  devised  all  his  estates 
in  the  county  of  Kent,  that  he  might  die  seized  or  possessed  of;  afterwards 
purchased  lands  in  that  county  ;  and  then  made  a  codicil,  duly  executed 
to  pass  lands,  but  expressly  disposing  only  of  personal  estate.  Held, 
the  after-purchased  lands  passed  to  the  devisee.(5) 

6.  In  Doe  v.  Davie,  a  testator,  after  making  his  will,  purchased  copy- 
hold lands,  and  surrendered  them,  before  making  a  codicil,  "  to  such 
uses  as  the  testator  shall  by  his  last  will  appoint."  He  afterwards  made 
a  codicil,  ratifying  and  confirming  the  will,  except  wherein  it  was  there- 
by altered,  and  desiring  the  codicil  to  be  annexed  to  and  taken  as  part 
of  the  will,  to  all  intents  and  purposes.  Held,  a  republication  of  the 
will,  and  that  the  after-purchased  lands  passed. (6) 

7.  But  where  the  effect  of  a  codicil  is  expressly,  or  by  the  fair  and 
necessary  construction  of  language,  confined  to  the  lands  devised  by  the 
will,  it  does  not  operate  as  a  republication  of  such  will  so  as  to  make  it 
pass  after-purchased  lands.  In  other  words,  the  effect  of  a  codicil  upon 
the  will,  of  making  it  speak  as  to  the  existing  property  of  the  testator, 
may  be  restrained  by  the  manner  in  which  the  codicil  is  expressed.(7) 


(1)  Cora.  R.  381;    3  Bro.  Pari.  85;     See 
Howland  v.  Union,  &c.,  3  Sandf.  83. 

(2)  1  Ves.  jua.  486. 

(3)  lb.  98. 

(4)  Cora.  R.  381. 

(5)  1  Ves.  jun.  486. 

(6)  1  Cow  p.  158.     (See  Potter  «.  Potter,  1 
Ves.  437;  Rowley  v.   Byton,  2   Mer.    128; 


Goodtitle  v.  Meredith,  2  M.  &  S.  5:  Mooers  v. 
White,  6  John.  Cha.  375;  Brownell  v.  De 
Wolf.  3  Mas.  486;  Miles  v.  Boyden,  3  Pick. 
216.) 

(7)  6  Cruise,  108;  1  Rob.  358.  See  How- 
land  V.  Union,  &c.,  3  Sandf.  83  ;  Stilwell  v, 
Mellersh,  5  Eng.  L.  &  Equ.  185. 


tained  the  attesting  clause,  "signed,  sealed  and  published,  &c.,  as  his  last  will,  &c.,  in  our 
presence;"  and  the  addition  contained  the  clause,  "at  same  time  and  place  the  testator 
signed  and  acknowledged  this  annexed  codicil."  Held,  the  two  writings  were  to  be  treated 
as  parts  of  one  instrument,  and  as  if  there  had  been  but  one  signing,  viz.,  that  at  the  end 
of  the  codicil.  Regley  v.  Gard,  20  Ohio,  310. 
(a)  See  1  Rob.  352. 
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8.  The  following  remarks  of  Sir  Wm.  Grant  point  out  the  distinction 
between  express  republication,  and  that  wiiich  is  wipUed  from  ihe  mere 
act  of  making  a  codicil.  "  A  direct  republication  or  re-execution  is  an 
unequivocal  "act,  making  the  will  operate  precisely  as  if  it  were  exe- 
cuted on  the  day  of  publication.  But  a  reference  to  the  will  proves  only 
that  the  testator  recoynizes  its  existence,  which  the  act  of  making  a  codicil 
necessarily  implies ;  not  that  he  means  to  give  it  any  neiv  operation,  or 
to  do  more  by  speaking  of  it,  than  he  had  already  duneby  execuimg  it. 
Why  his  speaking  of  it  should  maJce  the  will  speak,  as  it  is  said,  is  not 
very  easily  discernible  as  a  question  of  intention.  If  he  speak  of  it  at 
all,  he  must  speak  of  it  as  existing  upon  the  last  day  as  well  as  the  first ; 
but  can  that  show  that  he  means  it  to  exist  in  any  other  form,  or  with 
anv  other  effect,  than  he  originally  gaveit?"(l) 

9.  The  leading  case  illustrative  of  the  doctrine  stated  in  sec.  7,  is  that 
of  Strathmon-e  v.'^Bowes,{2)  which  must  be  regarded  as  of  high  authority, 
having  been  decided  the  same  way,  and  on  the  same  grounds,  suc- 
cessively, in  the  King's  Bench,  in  "Chancery,  and  by  the  House  of 
Lords. 

10.  A  testator  devised  all  his  freehold  and  coi)yhold,  &c.,  in  trust,  for 
certain  purposes,  afterwards  purchased  new  lands,  and  then  made  a  co- 
dicil, whereby,  after  reciting  that  he  had  devised  all  his  freehold,  &c., 
to  the  trustees  named,  he  revoked  the  same,  so  fir  as  related  to  two  of 
the  trustees,  and  devised  his  said  lands,  &c.,  to  the  other  trustees  upon 
the  same  trusts,  and  in  conclusion  declared  the  codicil  to  be  part  of  his 
will.  Held,  the  after-purchased  lands  did  not  pass.  The  decision  was 
chiefly  founded  upon  the  consideration,  that  by  speaking  of  the  said  lands, 
previously  referred  to  as  having  been  devised  by  the  will,  the  testator 
manifested  as  clear  an  intent  to  limit  the  operation  of  the  codicil  to  the 
lands  which  he  owned  at  the  date  of  tlie  will,  as  if  he  had  enumerated 
them,  or  described  them  by  metes  and  bounds. 

11.  In  Parker  v.  Bisroe,(S)  the  same  general  principle  was  recognized. 
There,  the  testator  devised  lands,  levied  a  fine,  taking  back  an  interest 
to  himself,  and  then  made  a  codicil,  containing  certain  revo  ations,  and 
directed  to  be  made  part  of  the  will.  Held,  the  lands  subject  to  the 
fine  did  not  pass ;  upon  the  ground,  it  seems,  that  the  revocation  could 
extend  only  to  the  lands  which  might  pass  by  the  will,  thereby  confin- 
ing the  operation  of  the  codicil  to  those  lauds,  and  negativing  it  as  to 
the  lands  in  question  ;  and  that  the  codicil,  merely  revoking  the  will  as 
to  part  of  the  lands  thereby  devised,  could  not  operate  to  devise  lands. 

12.  In  Smith  v.  Dearmer,{^)  a  testator  devised  an  estate  to  his  wife, 
and  after  certain  bequests  he  gave  and  devised  to  her  all  other  his  free- 
hold, copyhold  and  leasehold  estates,  not  therein  before  otherwise  dis- 
posed of"  He  afterwards  purchased  lands;  and,  by  a  codicil,  after  re- 
citing the  devises  to  his  wife,  he,  in  case  his  wife  should  die  before  him, 
devised  all  his  said  estates  to  trustees  upon  certain  trusts.  Held,  the 
after-purchased  lands  did  not  pass. 

13.  The  general  doctrine  relating  to  republication,  with  the  qualifi- 
cations already  referred  to,  was  stated  in  a  late  case  by  the  Court  in 
Massachusetts,  substantially  as  follows:  To  give  a  republication  the 
effect  of  passing  after-purchased  lands,  the  words  of  the  will  must  be 

(1)  Pi?ott  V.  WaUer.  7  Ves  9<?.  I      (3)  8  Taun.  699. 

(2)  7  T.  R.  482  ;  2  Bos.  &  P.  500.  \      (4j  3  Young  &  Jer.  278. 
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such  as,  if  used  at  the  date  of  republication,  would  include  such  lands. 
To  constitute  a  good  devise,  the  intent  to  devise  and  the  power  of  de- 
vising must  concur.  In  general,  the  reason  why  a  devise  does  not  pass 
after-purchased  lands  is,  not  the  want  of  intent  lo  pass  all  the  estate,  but 
the  want  of  legal  power  to  devise.  The  true  question  is,  do  the  intent 
and  ])o\ver  both  concur;  if  they  do,  the  devise  is  elfectual,  if  not,  it  is 
inoperative.  Prima  facie ^  the  execution  of  a  codicil,  duly  attested,  &c., 
is  a  republication  of  the  will ;  more  especially  where  the  codicil  contains 
words,  declaring  and  confirming  the  will  to  be  in  force,  either  in  whole, 
or  so  far  as  it  is  not  altered  or  revoked  by  the  codicil  itself.(l) 

1-i.  In  1820,  A  made  his  will,  duly  attested  to  pass  lands.  He  after- 
wards purchased  other  lands,  and  in  1881  made  a  codicil,  on  the  same 
paper,  iluly  attested,  and  reciting  the  execution  of  the  will,  declaring 
the  instrument  to  be  a  codicil,  directing  it  to  be  annexed  to  and  made 
part  of  the  will,  and  confirming  the  v^ill  in  everything,  except  where  it 
was  thereby  revoked  and  altered.  The  will  gave  to  B,  brother  of  A, 
one  half  of  "all  my  estate,"  for  life;  "the  other  half,  m  equal  shares, 
and  in  fee  simple,  to  all  the  chihlren  of  my  brother  0,  and  my  sister  D, 
respectively."  The  will  then  gave  to  the  same  children  the  remainder 
in  tlie  other  half,  expectant  upon  B's  life  estate  ;  "  and  also  all  other 
estate  which  I  have,  and  all  right,  &c.,  not  above  devised,"  &c.  The 
codicil,  in  addition  to  the  clauses  above  mentioned,  proceeded  to  "  re- 
voke and  annul  each  and  every  bequest  and  devise  miide^  given  and 
bequeathed  in  and  by  said  will  to  the  children  of  my  sister;  and,  sec- 
ondly, r  give,  &c.,  all  and  every  part  of  my  estate,  of  whatever  deserip- 
tion,  wliieh  is  in  said  will  in  any  way  given  to  said  children  of  D,  to  the 
children  of  my  brother  C,"  &c.  Held,  the  will  was  republished  by  the 
codicil ;  that  the  words,  "all  my  estate,"  at  the  date  of  the  codicil,  in- 
cluded the  after-purchased  lands  ;  that  the  will  showed  an  intent  to  dis- 
pose of  all  A's  property,  but  the  technical  rule  of  law  prevented  its 
operating  upon  future  property;  that  at  the  date  of  the  codicil  he  had 
power  to  devise,  and  the  continuing  intent  to  do  so  was  declared  by  the 
republication  and  confirmation  of  the  will ;  and  that,  the  intent  and 
power  thus  concurring,  the  after-purchased  lands  passed.  It  was  further 
held,  that  by  the  enlarged  operation  of  the  will,  arising  from  republica- 
tion, without  words  of  restraint,  the  children  of  both  C  and  l)  would 
have  taken  their  respective  shares  in  the  estate  thus  enlarged  ;  but  that 
by  the  same  codicil  which  effected  the  republication,  the  whole  power 
of  the  will,  which  devised  anything  to  C's  children,  was  annulled  and 
taken  away,  and  the  portion  of  estate  which,  but  for  these  words  of  re- 
vocation, would  have  gone  to  one  family,  was  given  to  the  other  ;  that 
the  will  and  codicil  must  be  construed  together  as  one  instrument,  and 
in  such  way  as  to  give  effect  to  every  part,  and  to  the  general  intent,  if 
practicable  ;  that  the  will  being  only  confirmed,  except  so  far  as  it  was 
revoked,  &c.,  and  being  revoked  to  the  extent  of  an  nulling  every  bequest 
and  devise  to  C's  children,  and,  therefore,  coming  within  the  exception, 
the  devise  to  these  children  could  derive  no  force  from  the  words  of 
confirmation. (2) 

14  a.  A  testator,  possessed  only  of  personalty,  by  the  residuary  clause 
of  his  will,  bequeathed  it  to  his  wife  for  life,  and  after  her  death  to  his 

(1)  n.iveii  V.  Foster,    14  Pick.   541,   543.  j       (2)  Haven  v.  Foster,  14  Pick.  534. 
And  see  Hughes  v.  Turner,  3  My.  &  K.  688.    | 
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children  in  certain  proportions.  Havin,!^  subsequently  acquired  real 
estate,  be  made  a  codicil,  by  which  he  left  certain  shares  to  his  wife 
'•  on  the  same  terms  as  I  have  everything  else,  (everything  I  possess  I 
leave  her.)"  Hekl,  the  words  showed  a  present  intention,  and  passed 
the  real  estate,(l) 

15.  The  principle  settled  in  Strathmore  v.  Bowes,  {sec.  10,)  has  been 
recognized  in  a  late  English  case.  A,  by  a  codicil  to  her  will,  duly 
attested,  &c.,  revoked  an  annuity  given  by  the  will,  and,  after  reciting 
the  death  of  B,  one  of  the  trustees  named  in  the  will,  revoked  the 
estates  and  powers  thereby  given  to  him,  and  devised  them  to  C,  thereby 
placing  C  in  the  phxce  and  stead  of  B,  as  trustee,  &c.  A  further  gave 
a  legacy  to  C,  in  consideration  of  his  assuming  the  trust,  and  revoked 
one'given  by  the  will  to  B.  Between  the  making  ihe  will  and  that  of 
the  S)dicil,  A  purchased  lands.  IIeld,(a)  the  will  was  not  republished, 
and  these  hinds  did  not  pass.(2) 

IH.  In  another  late  case  in  England,  the  will,  after  certain  specific  de- 
vises, gave  "  the  rest,  residue  and  remainder  of  the  real  estate  whatso- 
ever, in  possession,  reversion,  remainder,  and  expectancy,"  &c.  The 
codicil  r.'cited  a  desire  to  dispose  of  the  whole  of  the  testator's  lamls, 
tenements,  &c.,  but  proceeded  to  revoke  certain  devises  made  by  the 
will,  and  to  devise  the  property  thereby  disposed  of  to  other  persons. 
One  clause  was  as  follows:  ''and  whereas  by  my  will  I  have  given, 
&c.,  ail  and  every  my  real,  &l'.,  in  or  near,  &c.,  now  I  do  hereby  revoke 
the  same  ilevise  and'bequest,  and  give,  &c.,  all  and  every  my  estate,  so 
given,  &c.,  as  herein  before  lastly  recited,"  &c.  Between  the  making 
of  tlie  will  and  that  of  the  codicil,  the  testator  purchased  lands.  Held, 
under  the  circumstances  of  the  case,  it  was  as  if  the  testator  had  said, 
"  I  am  now  dealing  with  the  property  I  have  given,  and  with  no  other ;" 
that  the  operative  words  of  the  will,  being  unambiguous,  were  not  to  be 
exj)lained  or  controlled  by  the  preamble;  and  that  the  after-purchased 
lands  (lid  not  pass.(8) 

17.  But  where  by  his  will  the  testator  devised  lands  to  his  wife  for 
life,  and  after  oth*  r  devises  gave  her  the  residue  in  fee;  and,  having 
purcha.-ed  other  lands,  by  a  codicil,  recited  that  he  had  made  a  will  dis- 
posing of  a/Z  he  was  Him  possessed  oj]  raiified  and  confirmed  the  will,  and 
then  gave  the  wife  a  life  estate  in  a  part  of  the  alter-purchasi  d  lands, 
and  tnade  an  ineffectual  devise  of  the  rest;  held,  tiie  residuary  clause 
in  the  will  in  tavor  of  the  wife  embraced  these  lands.(4) 

is.  Republication  will  be  effected  by  a  will  executed  conformably 
to  the  law  at  the  ^/me,  though  not  to  the  law  existing  when  the  will  was 
made.  As  where  a  statute  has  required  a  smaller  number  of  witnesses 
than  were  before  necessary. (5)((^) 


(1)  Warner  v.  Warner,  2  Eng:.  L.  &  Eq  68 

(2)  Hujriies  v.  Turner,   3  My.   &  K.   666 
(See   iil.so  Dunliip  w.  Dunlap,  4   Desaui.  321; 


(3)  Monypenny  v.  Bristow,  2  Russ.  &  My, 
117. 

(4)  Williams?;.  Goodtitle,  10  B.  &  0.  895. 


KendiiU  v.  Kendall,  3  Muuf.  272.)  i      (5)  Andrews  v.  Turner,  3  Ad.  &  El.  N.  S. 

1177. 

(a)  By  Sir  C.  Pepys,  M.  R..  after  a  contrary  decisi-on  by  liis  predecessor. 

(b)  Devise  to  a  re.-5iduary  devist^e  of  all  the  testator's  other  treeliold  estate.  Having  after- 
wards acquired  lands  in  (et^  lie  look  the  will  in  his  hands,  and  said  before  the  aitestino;  wit- 
nesses, "  1  have  called  you  to  witness  that  this  is  my  last  will."  A  certitii-alo  ol  re-acknow- 
ledf-ment  was  written  upon  the  will,  acknowledged  hy  him,  and  signed  by  the  wituesses. 
Hehl.  a  good  republii-atiun.     Reynolds  v.  Shirk'y,  7  Ohio,  (part  2,)  39. 

The  fi)llowin<'  case  is  founded  upon  a  late  English  statute  in  relation  to  wills.     A  testator, 
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CHAPTER  XCIV, 

VOID    AND    VOIDABLE     DEVISES. 


2.  Devise  to  the  heir-at-law. 

12.  Incapacity  of  testator. 

13.  Lapsed  devises. 


20.  Non -performance  of  condition. 

22.  Alteration, 

23.  Uncertainty. 


1.  The  subject  of  this  chapter  has  been  incidentally  noticed,  in  seve- 
ral points  of  view,  in  previous  chapters.  A  few  additional  particulars 
remain  to  be  mentioned. 

2.  A  devise  has  been  held  to  be  void,  if  made  to  the  heir-at-law,  and 
if  it  gives  him  the  same  estate  which  he  would  have  inherited. (a)  In 
such  case,  the  heir  takes  by  descent,  which  is  a  better  title  than  that  of 
a  devisee,  because  an  adverse  claimant  may  enter  upon  the  latter,  but 
not  upon  an  heir.  Another  reason,  in  flivor  not  of  the  heir,  but  of  cred- 
itors, is,  that  if  he  claimed  by  devise,  he  might  plead  to  an  action 
riens  per  descent. 

3.  The  rule  applies  to  a  devise  in  remainder.  Thus,  where  one  de- 
vises to  his  wife  for  life,  remainder  to  his  heir-at-law  ;  the  latter  devise 
is  void. 

4.  Also,  to  a  devise  charged  with,  and  to  be  forfeited  upon  the  non- 
payment of,  debts  or  portions ;  as,  for  instance,  portions  to  younger 
children. (1) 

5.  Devise  to  the  testator's  wife  for  life,  then  to  his  next  heir-at-law, 
and  his  or  her  heirs,  provided  he  pay  £1,000  according  to  the  wife's 
appointment.     The  heir  takes  by  descent.(2) 


(1)  Paramour  v.  Yardley,  Plow.  545  ;  Co. 
Lit.  12  b:  2  Saun.  7,  n;  Clarke  v.  Smitli, 
Com.  R.  72;  Bashpool's  case,  2  Leon.  101; 
Eust  V.  Winchelsea,  1  Bl.  R.  187;  Smitli  v. 
Trigfrs,  1  Str.  487 ;  Allen  v.  Heber,  1  Bl.  R. 
22  ;  Fearne'.s  Opin.  229 ;  Hayn worth  v.  Pret- 


ty, Cro.  Eliz.  833,  919;  Parsons  v.  "Winslow, 
6  Mass.  169;  14,  88;  Emerson  v.  Inehbird, 
Ld.  Ray.  728;  Buckley  v.  Buckley,  11  Barb. 
43. 

(2)  Clarke  v.  Smith,  Cora.  R.  72. 


by  will  made  in  1815,  devised,  "all  the  rest,  residue  and  remainder  of  his  personal  estate, 
goods  and  chattels  whatsoever  and  wheresoever,"  subject  to  the  payment  of  debts  and  lega- 
cies, to  his  brother,  and  appointed  him  executor.  He  further  devised  "all  and  singular  his 
manors,  &c.,  lands,  tenements,  &c.,  at  or  near,  &c.,  in  the  county  D,  &c.,  and  all  other  his 
real  estates  in  said  counties  and  elsewhere,"  &c.,  to  one  Shaftor.  In  1841.  after  the  death 
of  his  brother,  the  testator  made  a  codicil,  appointing  another  executor,  and  ratifying  and 
confirming  his  will,  and  died  in  1841.  At  the  making  of  the  will  and  at  his  death,  the  tes- 
tator owned  freehold  and  leasehold  estates  in  the  county  D.  Held,  under  St  1  Vict,,  v.  26, 
s.  24,  the  will  must  be  considered  as  made  in  1844,  and  as  a  general  devise  of  the  te.stator's 
lands  within  sec.  26  of  that  statute,  that  the  leaseholds  passed  to  Shaftor,  and  the  prior  de- 
vise of  the  personal  est^itc  did  not  show  a  contrary  intention,  so  as  to  prevent  the  operation 
of  the  enacting  part  of  tlie  26th  sec.     Wilsou  v.  Eden,  2  Eng.  L.  &  Eq.  345. 

(o)  Otherwise,  by  St.  3  &  4  Wm.  IV,  ch.  106.  If  heirs  take  under  that  description  by 
purchase,  they  take  per  ca^iia.  Campbell  v.  "Wiggins,  Rice,  10.  They  may  take  by  devise 
under  that  description.  Davis  v.  Saul,  6  Dana,  52.  A  devise  to  children  of  the  testator's 
brothers  and  si.sters,  by  name,  is  construed  per  capita.  Malone  v.  Majors,  9  Humph.  577. 
Where  a  devise  is  made  to  the  heir,  the  debts  shall  be  charged  panposAM  upon  his  land  and 
that  devised  to  others,  Biedermar  v.  Seymour,  3  Beav.  368.  A  testator  devised  and  be- 
queathed all  his  real  and  per:5onal  estate  to  trustees,  upon  trust  (after  certain  life  estates) 
for  the  heir-at-law  of  his  family  then  living,  wlio.soever  the  same  might  be.  Held,  the  next 
of  kin  of  the  testator  had  no  interest  under  this  devise.  Teltam  v.  Ashtoii,  1  Eng.  L.  & 
Eq.  165.     And  if  either  pay  more  than  his  share,  there  shall  be  a  contribution.     lb. 
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6.  Where  the  devisee  would  be  lieir  of  only  part  of  the  estate,  as,  for 
instance,  where  he  is  the  son  of  one  of  two  daughters  deceased,  he  takes 
the  whole  by  devise.  He  cannot  take  even  his  own  share  by  descent, 
for  there  can  be  no  descent  of  a  moiety  to  one  co-parcener  as  biir  ;  nor 
can  one  plead  a  descent  uni  filice  et  cohceredi;  but  it  is  a  descent  to 
all.(n 

7.  Where  the  estate  devised  to  an  heir  differs  in  quantity  from  that 
which  he  would  have  inherited,  he  takes  as  devisee.  Thus,  where  the 
devise  is  in  tail ;  or  in  fee-simple,  but  with  a  devise  over,  upon  his 
dying  a  minor,  and  without  issue.(2) 

8.  Difference  in  the  quality  of  the  estate  has  the  same  effect.  Thus 
a  devise  to  daughters,  who  would  have  inherited  as  parcencers,  makes 
them  joint  tenants  by  purchase.  So  a  devise  to  gavelkind  heirs  in 
England,  "  equally  to  be  divided,"  makes  them  tenants  in  common  by 
purchase.(3) 

9.  Mr.  Fcarne  was  of  opinion,  that  where  a  devise  is  made  to  the  heir 
and  a  stranger,  the  former  takes  by  descent;  because,  if  one  moiety 
only  were  devised,  leaving  the  others  to  descend,  the  heir  and  devisee 
would  hold  in  common.  So,  if  one  moiety  were  devised  to  the  heir, 
and  the  other  to  a  stranger,  they  would  hold  in  the  same  way. (4) 

10.  AVhere,  in  a  petition  for  partition,  the  party  claimed  as  devisee, 
being  also  an  heir  at  law,  and  no  objection  was  made  by  the  defendant 
on  this  ground  ;  it  was  held  that  the  exception  should  be  considered  as 
waived,  and  the  petitioner  not  turned  round  to  anothei'  action. (5) 

11.  Where  one  makes  an  appointment  by  will,  to  his  heir  at  law, 
the  latter  takes  as  heir.(t)) 

12.  A  will,  like  other  instruments,  is  rendered  void  by  incapacity 
of  the  testator,  or  by  fraud  and  imposition  practised  upon  him.  But 
equity  will  not  itself  set  aside  a  will  upon  these  grounds,  but  will  send 
the  case  to  a  trial  at  law  of  the  issue  devisavit  vel  non.{7) 

13.  In  England,  a  devise  becomes  void,  or  lapses^  by  the  devisee's 
dying  belbre  the  testator.  It  is  said,  this  rule  was  established  early  in 
the  reign  of  Elizabeth,  and  probably  derived  from  the  civil  law  maxim, 
^^  pro  1  ton  scriptis  sunt  lis  relicta,  qui  vivo  testatore  decedimt."{a)  If  the 
devise  is  in  fee  or  in  tail,  the  word  hev^s  or  issue  is  used  as  a  term  of 
limttation,{b)  denoting  the  quantity  of  estate  given  ;  not  to  describe  the 
heirs  or  give  them  anything.  And  the  construction  is  the  same,  v/here 
the  land  is  first  devised  for  life,  then  to  trustees  to  preserve,  &c.,  during 
the  life  of  the  devisee,  then  to  his  issue ;  because  in  such  case  the  de- 
visee, if  he  had  survived  the  testator,  would  have  taken  au  estate  tail. 
Nor  is  a  contrary  inference  to  be  drawn  from  the  facts,  that  the  devisee 
had  children  at  the  making  of  the  will,  known  to  the  testator,  and  who 


(1)  Readings.  Royston,  1  Salk.  242;  2  Ld. 
Ray.  829 ;  Com,  R    1  23. 

(2)  Plow.  545;  Scott  v.  Scott,  Arab.  383. 

(3)  Cro.    Eliz.  431;   Bear's  case,    1   Leon. 
112. 


(4)  Fearne's  Opin.  128. 

(5)  Newkerk  v  Newkerk,  2  Caines.  351-6. 

(6)  Hurst  V.  Wiiielielsea,  2  Ketiy.  444. 

(7)  Kerrick   v.  Brausby,  1  Bro.  Pari.   437; 
Webb  V.  Claverdeii,  2  Atk.  424. 


(a)  By  the  same  law,  where  a  slave  was  bequeathed,  and  her  offspring,  and  the  former 
died  belore  tlie' testator,  the  offspring  still  went  to  the  legatee.  Otherwise,  where  a  slave 
and  his peculium  were  devised  ;  or  a  farm,  witii  its  instruments.     Dom.  lib.  2,  97. 

{b)  Tiiat  lasue  is  a  word  o{ purchase,  see  Cursliam  v.  Newlaud,  4  Mees.  &  W.  101. 
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are  also  in  part  lieiis  at  law ;  or  that  a  remainder  over  is  given  only  on 
failure  of  issue.iV) 

14.  It  has  been  said,  in  argument,  that  the  rule  in  question  was  never 
judiciilly  contradicted  or  impeached,  though  there  is  a  dictum  of 
Chief  Justice  Popham  to  the  contrary,  in  regard  to  a  devise  in  tail.  In 
one  case  also,  the  Court  of  King's  Bench  in  Ireland  held  a  contrary 
doctiiiie;  but  its  judgment  was  reversed  by  the  King's  Bench  in  Eng- 
land, and  the  House  of  Lords.(2) 

15.  Where  a  devise  is  made  to  two  persons,  one  of  whom  dies  before 
the  testator,  the  question  whether  the  devise  lapses  will  of  course  de- 
pend upon  the  consideration,  whether  they  would  have  been  joint  ten- 
ants, or  tenants  in  common, 

l!i.  One  devised  to  A,  his  son,  B,  his  daughter,  and  Cand  D,  grand- 
sons, surviving  children  ot  a  deceased  daughter,  to  be  divided  between 
them  into  three  })arts,  C  and  D  taking  together  a  third.  He  devised 
other  portions  to  other  children,  in  full  of  tlieir  share,  and  charged  A, 
B,  C  and  D  witli  his  debts,  in  equal  thirds.  C  died,  living  the  testa- 
tor, unmarried.  Held,  the  devise  to  him  did  not  lapse,  but  survived 
to  1).(8) 

17.  liepublication  of  the  will  after  the  devisee's  death  does  not  pre- 
vent the  lapsing  of  tlie  devise;  although  his  death,  and  the  birth  of  a 
child  alter  the  making  of  the  will,  were  known  to  the  testator.(4) 

18.  A  trust,  as  has  been  seen,  (Vol.  I,  'J'nisi^)  fid-us  iUelf  on  the  land. 
Henee  a  devise  in  trust  does  not  lapse  by  the  devisee's  tleath. (5)(a) 

19.  Land,  which  is  the  subject  of  a  lapsed  devise,  passes,  not  to  a 
general  resiiluary  devisee,  but  to  tiie  lieirs,  because  the  testator's  inten- 
tion, as  to  the  property  to  be  included  in  the  resi<knuT  devise,  is  to  be 
judged  of  at  the  making  of  the  ivill,  when  the  specific  devise  was  con- 
sidered valid,  and  not  to  be  collected  i'rom  subsequent,  unlbreseen 
accidents.(6)(i) 


(1)  G  ('raise,  115;  Weisliaupt  v.  Brelimnn, 
6  Bin.  1!8;  Brett  v.  Rigden.  Plow.  341; 
Fuller  V.  Fuller,  Cro.  Eliz.  422;  Hutton  «;. 
Simpson,  2  Verri.  722;  Wytin  v.  Wyriii.  3 
Bro.  l^irl.  95:  Goodri^lit  v.  Wright,  1  P. 
Wins.  397:  1  Stra.  25;  Woodriglit  v.  Wright. 
10  Mud.  370:  Hodgson  v.  Ami)rose,  Doug. 
337  ;  Gore  v.  Stevens,  1  Datm,  203  ,  Warner 
V.  White,  3  Bro.  Pari.  435  ;  2  Ves.  77;  Fisher 
V.  H  U.  7  Masp.  86 ;  4  N.-v.  &  M.  308;  Mof- 
fat V.  Carow,  7  Paige,  32S. 

(2)  Warner  v.  Wliite.  3  Bro.  Pari.  435. 


(3)  .Anderson  v.  Parsons,  4  Greenl.  48G. 
See  1  Root.  78;  Allison  v.  Kuriz,  2  Watts 
185;  Huuiplireys  v.  Howes,  1  Russ.  &  My. 
639 

(4)  Doe  V.  Kett.  4  T.  R.  601. 

(5)  Alt.  Gi-n    V.  Downing.  .\mb.  571. 

(())  Wriglit  V.  Hall,  Fortes.  182;  Roe  v. 
Fludd.  [I..  184:  Gore  v.  Steven.s.  1  Dana, 
206;  Doe  v.  Ujiderdown,  Willes,  29:< ;  Hay- 
den  V  Stouglitnn,  5  I'ick  528 ;  Brewster  v. 
Mciall.  15  Conn.  274.  See  Spooner's,  &c.,  9 
Eng.  L  &  Kqii.  101. 


(a)  Where  land  is  devised  upon  a  trust  wliidi  i.s  void,  .ns  t-nding  to  create  a  perpetuity, 
the  heir  is  entitled  to  recover.     Ilillyard  v.  Miller,  10  Harr.  326. 

(b)  h  is  the  prevaihnir  statutory  law  of  iho  Umied  States,  that  a  devi.se  to  issue  does  not 
lapse,  if  they  leave  issue.  Jn  Maine,  Rlio  le  Island.  Ohio  and  Michiiran,  the  rule  applies  to 
axtj  relation.  In  Arkansas,  to  any  child  or  deseendant,  leaving  a  child  or  descendant.  In 
New  Hampshire,  to  heirs  in  the  descending  Uiw.  X.  11  llcv.  St.  312.  In  Vermont,  lo  any 
relation,  unless  there  is  an  intention  to  the  contrarv.  ViTin.  Rev.  St.  257-S.  In  Maryland, 
it  seems,  no  devise  lapses  hy  the  devisee's  death.  Md  L.  598.  In  Kentucky,  a  devise 
passes  to  tV.e  (fecerad'mte  of  the  devisee:  if  none,  lo  the  surviving  devisee.  Sis.  1852.  In 
Virjiiida,  to  issun.  ('ode,  516.  In  North  Rnd  Snuth  Carolina,  to  a  child.  .In  Connecticut,  a 
child  or  grandchilii.  In  Mas.sacliuseits,  a  devise  to  a  grand<hild  lapses,  if  the  devisee 
die,  living  the  testator,  not  leaving  lineal  des.-eiidants.  B  illard  v.  Ballard,  18  Pick.  41, 
See   Bishop  v.   Bisli<>p,  4    Hill,   138;   Swan,  99'.).      In  Pennsylvania,  in  case  of  devise  lo  a 
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20.  A  devise  becomes  void,  by  non-performance  of  a  condition  sub- 
sequent, annexed  to  it.  Thus,  where  land  was  devised  to  a  town,  for 
the  purpose  of  building  a  school-house  upon  it,  provided  it  should  be 
built  within  a  certain  distance  of  the  meeting-house;  held,  the  devise 
was  upon  condition  subsequent,  a  neglect  to  perform  which  for  twenty 
years  forfeited  the  estate.(J) 

21.  In  such  case,  the  remaining  interest,  contingent  upon  such  for- 
feiture, is  itself  a  proper  subject  of  devise;  and,  unlike  a  lapsed  devise, 
passes  to  the  residuary  devisee,  not  to  the  heir  at  law.(2)(a) 

22.  Alteration  of  a  will,  whether  material  or  immaterial,  b}''  one 
claiming  under  it,  avoids  the  will.  Whether  even  a  material  altera 
tion  by  a  stranger. has  this  effect,  qu.  ?{'d) 

23.  A  devise  may  be  void  for  uncertainty^  either  of  the  devisee  or 
the  thing  devised.  But  a  mistake  of  the  name  or  description  of  the 
devisee  does  not  avoid  the  devise,  if  the  person  intended  can  be  clearly 
ascertained. (4)     (See  ch.  98.) 

.  (!)  Hayden  v.  Stoughton,  5  Pick.  528.  See  8  Conn.  47  ;  6  Watt.g,  192  ;  3  Halst.  90  ;  Doe 
CUambers  v.  Wilson,  2  Watts,  495  ;  10  B.  &  v.  Fleming,  2  C.  M.  &  R  638;  Jones  v.  Han- 
0.  433  ;  4  Gill  &  J.  323 ;  Clapp  v.  Stoughton,  I  cock,  4  Dow.  145  ;  Waite  v.  Templer.  2  Sim. 
10  Pick.  463.  "  1524;  Richardson  v.  Watson,  4  Barn.' .fe  Ad. 

(2)  lb.  See  3  Whart.  477  ;  3  M.  &  S.  300 ;  787  ;  Doe  v.  Perratt,  10  Bing.  198  ;  Pugh 
Phillips  V.  Phillips,  1  My.  &  K.  649.  t  v.  Goodtitle,  3    Bro.   Pari.  454;  Thomas  v. 

(3)  Jackson  v.  Malin,  15  John.  293.  Thomas,  3  Barn.  &  Cr.  823  ;  Bayeaux  v.  Bay- 

(4)  Cheyney's  case,  5  Rep.  68  b;  Dee  eaux,  8  Paige,  333 ;  Liley  v.  Hey,  Hare,  580; 
Ooinville,  3  E.  172;  Inhts.  &c.  v.  Cole,  3  Pick.  |  Bradsliaw  v.Bradshavv,2  Y.  &  Coll.72  ;  Lucas 
232^  Bluudellv.  Gladstone,  1  Phil.  279.  See  ;  v.  DufBeld,  6  Gratt.  456;  il'Cullogh  v.  Gil- 
brother  or  sister,  or  the  children  of  a  deceased  brother,  &e.,  the  testator  leaving  no  lineal 
descendants,  the  devise  shall  not  lapse,  unless  the  will  expressly  so  direct.  Penn.  St.  1844, 
565.  A  statute  ef  this  nature  has  been  held  not  to  substitute  the  surviving  issue  for  the 
deceased  devisee,  absolutely ;  but  to  leave  such  an  interest  in  tlie  latter,  as  he  can  himself 
dispose  of  by  will.     Johnson  v.  Johnson,  3  Hare,  157. 

Devise  to  two  persons,  one  of  whom  died  before  the  testator.  Held,  (in  Tennessee.)  by 
the  act  abolishing  joint  tenancies,  his  share  lapsed,  and  descended  to  the  heirs  of  the  testa- 
tor.    Strong  V.  Ready,  9  Humph.  168. 

Devise  to  a  daughter,  and  if  she  should  die  without  children  surviving  her,  "  then  I  give 
^aid  land  to  my  own  heirs  at  law."  The  daughter  died,  living  the  testator,  as  also  another 
daughter.  Held,  the  children  of  the  latter  took  the  share  vvliich  their  mother  would  have 
taken.     Simmons  v.  Gooding,  5  Ired.  Equ.  382. 

Devise  to  a  daughter, — "  on  the  marriage  of  ray  said  daughter,  said  property  to  be  held 
by  my  said  daughter  and  her  husband  during  their  joint  lives  and  tho  life  of  the  survivor, 
and,  at  the  decease  ofj  &c.,  and  her  said  husband,  to  be  equally  divided  between  the  chil- 
dren of  my  said  daughter,  who  may  survive  their  said  parents,  and  be  living  at  their  death," 
Ac.  The  daughter  married  and  died,  having  no  children,  in  her  father's  lifetime ;  and  lier 
husband  survived  the  testator.  Held,  the  husband  took  nothmg.  the  devise  having  lapsed. 
Simmons  v.  Gooding,  5  Ired.  P]qu.  382. 

Devise  as  follows :  "  I  give  to  A  two  tracts  of  land,  &c.  I  enjoin  it  on  him  to  pay  to  each 
of  B's  four  children,  £50  to  each  cliild,  as  they  arrive  at  the  age  of  16;  then  the  said  lands 
will  be  his  right  and  property,  to  him  and  his  heirs  forever."  C,  one  of  the  four  children, 
died  before  the  age  of  16,  and  D,  another  of  them,  died  in  the  lifetime  of  the  testator. 
Held,  the  amounts  charged  on  the  land  in  favor  of  0  and  D  were  sunk,  and  the  laud  was 
to  be  held  free  of  that  charge.     Smith  v.  Wiseman,  6  Ired.  Eq.  540. 

A  testator  devised  the  proceeds  of  sale  of  certain  real  estate,  which  he  directed  to  be  sold, 
and  all  other  moneys,  arising  from  any  other  partof  his  estate  ;  certain  pecuniarj^  legacies  to 
his  nieces,  a  nephew,  and  a  brother;  and  all  the  remainder  of  his  estate  to  two  of  his 
brothers,  to  be  equally  divided  between  them.  The  will  was  made  before  the  Pennsylvania 
act  of  May  6th,  1844,  but  the  testator  died  after  its  passage.  The  residuary  legatees  died 
before  the  testator,  each  leaving  children.  Held,  that  the  devises  in  favor  of  the  residuary- 
legatees  lapsed,  and  that  their  residuary  interest  did  not  vest  in  their  children  by  virtue  of 
said  act.     Martindale  v.  Warner,  3  Harris,  471. 

{a)  In  North  Carolina,  where  a  devise  fails  to  take  effect,  the  property  passes  under  the 
residuary  clause.    St.  1844-5,  125-6.     So,  in  Virginia.     Code,  516. 

YoL.  11.  36 
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24.  "My  land  and  slaves  to  be  equally  divided  among  my  children; 
to  each  of  my  daughters  a  small  tract  of  land."  Held,  the  latter  clause 
was  void  for  uncertainty. (1) 

25.  A  testatrix  devised  as  follows :  "  I  desire  that,  at  ray  decease, 
after  my  just  debts  are  paid,  my  property  may  be  divided  in  the  fol- 
lowowing  manner: — To  the  Bible  Society,  Education,  Colonization 
and  Home  Missionary  Societies,  each  five  hundred  dollars."  These 
societies  were  not  described  by  their  proper  corporate  names,  though 
they  were  well  known  and  usually  called  by  those  names.  Held, 
the  legacies  were  void  for  uncertainty. (2) 

26.  Devise — "  let  my  debts  be  paid.  Let  all  my  goods  and  chattels 
be  sold,  and  the  fund  accumulated,  except  so  far  as  is  needed  for  the 
comfortable  settlement  of  the  family,  except  £200  a  year  to  be  laid 
by  as  a  marriage  portion  for  my  daughter,"  (naming  her,)  "my  son," 
(naming  him,)""  is  heir  to  the  whole  real  estate."  Held,  void  for  un 
certainty. (3) 


CHAPTER  XCV. 

CONSTRUCTION    OF    DEVISES 


1.  Devises  construed  liberally,  by  the  inten- 
tion. 

3.  iO.    General  intent. 

4.  Rules  of  law   must  govern — teclinical 

words  and  decided  cases. 
8.  Introductory  words. 


9.  Uncertain  devise  void. 

13  Or  and  and. 

17.  Her  and  their. 

1 8.  Transposition  of  estates. 
21.  Inconsistent  clauses. 


1.  Upon  the  ground,  that  wills  are  often  made  in  haste,  when  a  party 
is  inops  consilii^  and  by  inexperienced  persons  ;  a  devise  is  not  construed 
strictly  and  teclmicaliy,  like  a  deed,  but  liberally,  and  according  to  the 
intent.  And  such  intent  may  be  gathered,  in  case  of  doubt,  not  from 
detached  clauses,  but  irom  the  whole  wall,  "  ex  visceribis  tesiamenti,^^  so 
that  every  word  may  have  its  eifect  if  possible.  So  a  will  and  codicil 
may  be  considered  together,  and  construed  as  different  parts  of  the 
same  instrument.(4)(a) 


more,  11  Penn.  370;  Maecic  v.  Nason,  21 
Verm.  115  ;  Atty.  &c.  v.  Jolly,  2  Strobli.  Equ 
379;  Timberlakev.  Harris,  7  Ired.  Equ.  188; 
Adams  v.  Jones,  9  Eng   L.  &  Equ.  269. 

(1)  Weatherhead  v.  Sewell.  9  Humph.  272. 

(2)  Taylor  v.  The  American,  &c.,  7  Ired. 
Eq  201. 

(3)  Jackson  v.  Craig,  3  Eng.  L  &  Equ.  173. 

(4)  Strong  v.  Cummin,  2  Burr.  770  ;  Barker 
V.  Giles,  2  P.  Wms.  282;  Findlay  v.  Middle, 
3  Binn.  148;  Micliardson  v.  Noyes,  2  Mass. 
58;   Mann  y.  Mann,   14  John.  1-9;  Berry  v. 


Berry,  1  Har.  &  J.  421 ;  Reno  v.  Da  vies,  4 
Hen.  &  M.  291 ;  2  Marsh.  50  ;  3  Des.  83-4  ; 
2  Day,  350 ;  1  Yeates,  518  ;  3  Yeates,  187  ; 
Dawes  v.  Swan,  4  Mass.  208 ;  Hoxie  v. 
Hoxie,  7  Paige,  187;'  Hallett,  lb.  375;  Mof- 
fat v.  Carow,  lb.  328;  Jarnigan  v.  Conway, 
2  Humph.  50  ;  Morton  v.  Barrett,  9  Shepl. 
257  ;  Hone  v.  Van  Schaiek,  3  Barb.  Ch.  488  ; 
Hall  V.  Chaffee,  14  N.  H.  215;  Brimmer  v. 
Sohier,  1  Cush.  118  ;  Button  v.  American, 
&c.,  23  Verm.  336;  Reid  v.  Hancock,  10 
Humph.  368. 


(a)  It  has  been  hold,  that,  in  order  to  tix  the  person  intended  as  a  devisee,  parol  evidence 
is  admissible  oi  the  testator's  declarations  and  instructions  in  the  drawing  of  tlie  will.  His- 
cocks  V.  Hiscoeks,  5  Mecs.  &  W.  363.  See  ch.  96,  sec.  19.  But  see  VVatkins  v.  Flora,  8 
Ired.  374;  Barnes  v.  Simms,  5  Ired   Equ.  392. 

Wills  are  to  be  construed  from  the  written  language  of  an  instrument  itself,  nor  will 
evidence  aliunde,  as  a  general  rule,  be  admitted.  Collins  v.  Hope,  20  Ohio,  492.  Unless 
there  bo  some  latent  ambiguity.     Hearn  v.  Ross,  4  Harring.  46. 

Parol  evidence  maybe  received  for  the  purpose  of  counteracting  fraud  in  the  devisee;  and, 
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2.  General  words  may  be  restrained  by  subsequent  particular  ones, 
and  shall  not  be  so  construed  as  to  defeat  the  intent. 

3.  A  manifest  general  intent  shall  be  carried  into  effect,  though  some 
particular  intent  is  thereby  defeated,  and  though  the  chmse  by  wliich 
the  former  is  expressed  stands  first  in  order  in  the  will.  The  two  in- 
tentions are  balanced  against  each  other,  and  that  which  is  weightiest 
and  most  comprehensive  effectuated.  Courts  substitute  themselves  in 
the  place  of  a  testator,  and  suppose  the  question  to  have  been  asked 
him — you  have  willed  two  things,  which  cannot  both  be  obeyed  ex- 
actly, and  therefore  one  must  yield  to  the  other.  What  must  be  the 
answer?  I  wish  to  be  obliged  in  the  principal,  capital  and  most  ma- 
terial destination  I  have  made,  and  to  reject  the  secondary'  and  subor- 
dinate one.(l) 

3a,  A  testator,  after  directing  that  "all  his  worldly  substance  be 
disposed  of,"  proceeded  to  say,  that  he  willed  and  devised  that  a  certain 
farm  fall  into  the  possession  of  A,  laying  this  injunction  and  prohibi- 
tion, "not  to  leave  the  same  to  any  but  the  legitimate  heirs  of  A's 
father's  family,  at  his,  A's  decease."  Held,  there  was  a  general  intent 
to  give  the  fee  to  A,  with  a  particular  intent  respecting  the  power  of 
alienation,  which  was  void,  because  inconsistent  with  a  reasonable  en- 
joyment of  the  fee,  and  also,  for  uncertainty. 

4.  A  will  should  be  construed  in  consistency  with  the  rules  of  law. (a) 
Two  questions  are  to  be  made  ;  1.  What  was  the  intent ;  2.  Was  it 
agreeable  to  the  rules  of  law.    Judo;e  Yates  remarked,  that  if  the  intent 


(1)  Per  Wilmot,  Cli.  J.,  Roe  v.  Crew,  Wilm. 
2T2  ;  2  Wils.  322  ;  Robinson  v.  Robiuson,  1 
Burr.  38;  Doe  v.  Applin,  4  T.  R.  82;  Chase 
V.  Lockerman,  11  Gill  &  J.  685;  MeGram  v. 
Davenport,  6  Por.  319,    Bui  see  Pickering  v. 


Langdon,  9  Shepl.  413 ;  M'Cullough  v.  Gil- 
more,  11  Penn.  370  ;  Kelly  v.  Stinson,  8 
Blackf.  387  ;  Cornish  v-  Wilson,  6  Gill,  299  ; 
Pue  V.  Pue,  1  Md.  Oh.  382  ;  Lewis  v.  Daniel, 
10  Humph.  305. 


in  some  cases,  to  attach  a  trust  to  an  estate  devised.  But,  in  such  cases,  the  court  will  act 
with  extreme  caution,  in  receiving  such  evidence.     Collins  v.  Hope,  20  Ohio,  492. 

Bequest  to  the  "Franklin  Seminary  of  Literature  and  Science,  Newmarket  N.  H." 
There  was  no  institution  of  that  name,  but  there  was  an  institution,  incorporated  by  the 
name  of  the  "  Trustees  of  the  South  Newmarket  Methodist  Seminary."  Held,  a  latent  am- 
biguity, which  might  be  explained  by  parol  evidence.     Trustees  v.  Peaslee,15  N.  H.  317. 

Parol  evidence  that  the  word  ''  children"  was  inserted  in  a  will  by  mistake,  instead  of 
"sons,"  is  inadmissible.     Weatherhead  v.  Baskervillc,  11  How.  U.  S.  329. 

A  will  contained  the  following  clause :  "  my  land  and  slaves  to  be  equally  divided  among 
my  children;  to  each  of  my  daughters  a  small  tract  of  land."  Held,  parol  proof  was  not 
admissible,  that  the  testator  intended  to  use  the  word  "sons"  instead  of  "children." 
"Weatherhead  v.  Sewell,  9  Humph.  272. 

A  holograph  will  appeared  to  have  been  altered,  by  turning  a  devise  in  fee  into  a  limitation 
for  life,  with  a  remainder  in  fee,  to  one  who  was  not  elsewhere  named  in  the  will.  Held,  it 
was  competent  to  prove  declarations  of  the  testator,  prior  to  the  execution  of  the  will,  that 
he  meant  to  provide  for  the  latter,  but  not  specifying  wliat  property  he  intended  to  leave  to 
her,  for  the  purpose  of  showing  that  the  alteration  was  prior  to  the  execution  of  the  will. 
But,  it  seems,  such  declarations,  made  after  execution  of  the  will,  would  not  be  competent 
to  prove  that  the  alteration  was  prior  to  the  execution.  Shallcross  v.  Palmer,  6  Kng.  L.  & 
Equ.  155.     See  Maeck  v.  Mason,  21  Verm.  Il5. 

It  is  said,  circumstances  yidicative  of  the  state  of  the  testator's  aftections  towards  the  ob- 
ject of  his  bounty,  or  the  relative  circumstances  of  his  connections,  or  his  acts  and  declara- 
tions in  ropect  of  tlio  tiling  given,  the  relative  amount  of  advancements,  and  the  dilference 
in  value  of  the  portions  of  the  land,  are  constantly  admitted,  as  proper  evidence  to  remove 
a  latent  ambiguity  in  a  will.     Browntield  v.  Brovvnfield,  12  Penn.  136. 

{a)  A  will  must  be  construed  according  to  the  law  in  force  when  ihe  testator  died.  Kelly 
V,  Stinson,  8  Blackf.  387.  A  will  cannot  be  corrected  by  a  court  of  equity,  because  the  tes- 
tator misapprehended  its  legal  elTect.     Arthur  v.  Arthur,  10  Barb.  9. 
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Avas  not  thus  legal,  "we  bad  better  adhere  to  the  law,  and  let  a  thou- 
sand testators'  wills  be  overthroAvn."(l) 

5.  Technical  words  are  presumed  to  be  used  in  their  legal  sense,  and 
language  receives  its  grammatical  construction,  or  primary  and  ordi- 
nary meaning  ;  unless  there  is  a  plain  intention  to  the  contrary.  But 
where  technical  terms  are  employed  in  such  a  manner,  that  to  give 
them  their  strict  meaning  would  defeat  the  intention  apparent  from  the 
will,  a  liberal  or  popular  interpretation  will  be  given  them.  Thus,  the 
term  "inherit"  will  be  held  applicable  to  lands,  devised  or  conveyed 
b}'  a  parent  or  ancestor,  to  a  child  or  descendant.(2) 

6.  Where  decided  cases  have  established  the  meaning  of  certain 
words  and  phrases,  as  expressing  intention,  they  are  to  be  considered 
as  of  binding  authority.(3) 

7.  ]Mr.  Hargrave  strongly  urges  the  impolicy  of  being  guided  by 
mere  conjecture  in  the  interpretation  of  wills,  instead  of  attending  to 
their  legal  or  grammatical  construction,  as  leading  to  endless  litigation. 
"  For  how  can  a  client  or  a  purchaser  be  assured  that  the  conjecture  of 
the  most  able  counsel,  or  the  most  experienced  conveyancer,  will  be  in 
all  points  the  same  as  the  conjectures  of  the  judges  or  the  Chancellor?" 
So  Lord  Kenyon  remarked,  upon  the  far  greater  number  of  controver- 
sies arising  from  wills  than  from  deeds;  and  that  perhaps  it  would  have 
been  better,  originally,  to  apply  to  the  former  as  well  as  the  latter  strict 
rules  of  interpretation  ;  but.  at  the  same  time,  the  current  of  authori- 
ties in  favor  of  a  liberal  construction  must  prevail. (4) 

8.  Introductory  words  are  regarded  in  determining  the  intent,  where 
this  is  doubtfully  expressed.  So  also  the  situation  of  the  testator,  the 
number  of  his  children,  and  the  nature  of  his  property.  And  the  same 
words  may  have  different  constructions,  as  applied  to  different  kinds  of 
propert}'.  But  where  real  property  and  personal  are  given  in  the  same 
clause  by  an  illiterate  testator,  it  seems  the  words  shall  have  the  same 
construction  for  both. (5) 

9.  The  title  of  an  heir,  being  certain,  shall  not  be  defeated  by  an 
uncertain  devise,  'but  only  by  express  words  or  necessary  implication, 
and  an  effectual  disposition  to  another  person.  It  is  not  sufficient  that 
■  the  testator  has  signified  his  intention,  that  the  heir  shall  not  inherit 

any  part  of  his  estate.  This  rule  has  been  held  to  be  even  more  appro- 
priate in  this  country  than  in  England  ;  because  here  the  equitable  rule 
prevails,  by  which  all  the  children  inherit  equall)'.(6) 

9  a.  Where  the  words  of  a  will  left  it  doubtful  whether,  in  devising 
a  balance,  the  testator  meant  to  dispose  of  the  residue  of  a  certain  fund 
or  of  his  whole  estate  ;  held,  equity  would  give  the  construction  most 
favorable  to  the  heir.(7) 


(1)  Doe  V.  Laming-,  2  Burr.  1108  ;  Hodgson 
V.  Ambrose,  Doug.  341 ;  Perriti  v.  Blake,  1 
Col.  Jurid.  283  ;  Kiugsland  v.  Rapelye,  3 
Edvv.  1  ;  Marlindale  v.  Warner,  15  Penri. 
471 ;  Duller  v.  Butler,  3  Barb.  Ch.  304. 

(2)  Hone  v.  Van  Schaik,  3  Comst.  538; 
Cowper  V.  Earl,  &o.,  2  P.  Wms.  741 ;  Doug. 
341 ;  Jones  v.  Posten,  1  Ired.  166 ;  De  Kay 
V.  Irving,  5  Denio,  646. 

(3)  Goodtitlo  V.  Wliitb}-,  1  Burr.  233. 

(4i  Harg.  Tracts,  295;  Fearne,  266;  Denn 
V.  Mellor,  5  T.  R.  561 ,  Howland  v.  Union, 


&c.,  3  Sandf.  83  ;  Malcolm  v.  Malcolm,  3  Cush, 
472. 

(5)  Hogan  v.  Jackson,  Covvp.  306  ;  1  P. 
Wms.  286  ;  4  Bro.  441  ;  2  Ves.  616 ;  Doe  v. 
Fyldes,  Cowp.  833  ;  Wyatt  v.  Sadler,  1  Munf. 
537  ;  WatkiiiS  v.  Flora,  8  Ired.  374. 

(6)  Prec.  in  Cha.  473  ;  St.  John  v.  Bishop, 
&c.,  Cowp.  99;  2  Bin.  19-20  ;  Berry  v.  Berry, 
1  Har.  &  J.  421  ;  Baxters.  Bradbury,  2  Appl. 
260;  Haxtun  v.  Corse,  2  Barb.  Ch.  506.  See 
Finlev  V.  Hunter,  2  Strobh.  Equ,  208. 

(7)" Bane  v.  Wick,  19  Ohio,  328. 
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10.  In  illustration  of  the  principle,  that  the  general  intent  of  the  testa- 
tor shall  prevail,  and,  to  effectuate  it,  repugnant  words  be  rejected,  or 
omitted  words  supplied,  Mr.  Cruise  states  the  following  case. 

11.  A  devised  all  his  lands,  for  the  continuing  them  in  his  name  and 
blood,  to  trustees  in  fee,  till  his  son  B,  who  was  then  nearly  21,  should 
reach  the  age  of  27  ;  then  to  the  use  of  B  and  his  assigns^  for  and  during 
the  term  of  99  years,  without  impeachment,  &c.,  and  from  and  after  the 
determination  of  that  estate,  to  the  said  trustees  during  the  life  of  B,  to  pre- 
serve, &c.,  permitting  B  to  take  the  profits  ;  after  B's  death,  to  the  use 
of  his  issue,  &c.,  (by  successive  limitations,)  with  powers  to  the  trustees, 
and  to  B,  of  leasing  and  jointuring.    B,  dying  during  the  term,  devised 
it ;   and  the  question  arose,  whether  B's  estate  ended   with    his  life. 
Held,  by  Lord  Hardvvicke,  it  was  thus  determinable.     Some  of  the 
grounds  were,  that  the  term  might  be  made  determinable  with  B's  life 
by  other  parts  of  the  will,  though  expressed  as  absolute.     This  con- 
struction was  favored  by  the  want  of  any  limitation  to  B's  executors, 
&c.     The  estate  of  the  trustees  would  preserve  B's  estate  during  his 
life,  but  not  the  term  from  forfeiture  by  the  executors.     The  trustees' 
estate  was  the  same  as  in  a  determinable  term  ;  so  also,  the  successive 
limitations  to  issue.     If  the  term  was  absolute,  the  issue  had  a  dry  re- 
version, and  the  term  might  outlast  sons  and  grandsons.     It  was  not 
to  be  supposed,  that  A  intended  to  have  alienated  his  estate  from  his 
family  for  105  years,  which  might  be  the  effect  of  making  the  term 
absolute.     If  absolute,   the  powers  of  leasing,  &c.,  were  unnecessary. 
It  was  absurd  to  suppose  that  the  son,  whom  A  would  not  trust  with 
the  estate  under  27,  should  have  power  to  alienate  it  for  99  years. 
There  is  no  rule  that  an  estate  cannot  be  abridged  by  implication.     If 
the  will  had  been  a  marriage  article,  equity  would  not  have  decreed 
the  settlement  of  an  absolute  term ;  and  it  would  even  have  rectified 
an  executed  conveyance.(l) 

12.  A  testator  devised  to  his  only  son  A  ;  and,  in  case  his  wife 
should  be  enceinte  at  his  death,  and  A  should  die  a  minor,  Avithout  issue, 
to  such  after-born  child,  with  a  devise  over  to  his  nephews.  After  the 
making  of  the  will,  the  testator  had  two  more  sons,  B.  and  C,  born 
during  his  life.  A  being  dead,  without  issue,  and  the  wife  not  having 
been  enceinte  at  the  testator's  death,  held,  B  and  C,  though  not  expressly 
provided  for,  were  intended  to  be  embraced  in  the  provision  for  after- 
born  children  ;  that  it  was  never  meant  to  prefer  a  posthumous  child, 
or  a  nephew,  to  another  child  ;  and  that  B  and  C  took  precisely  as  a 
posthumous  child  would  have  taken. (2) 

13.  The  word  "or"  is  sometimes  construed  to  mean  "and,"  where 
the  intent  so  requires.  As  in  case  of  a  devise  in  fee,  with  a  limitation 
over  if  the  devisee  die  a  minor  or  without  issue.  And  the  same  con- 
struction has  been  given,  where  a  codicil,  making  a  further  devise  over, 
after  reciting  the  clause  in  the  will,  repeated  the  same  expressions,  with 
the  addition  of  the  words  "  as  aforesaid."  In  such  case,  there  is  con- 
sidered to  be  but  one  contingency,  consisting  of  two  branches.(o) 

1-i.  It  has  been  said,  that  there  is  perhaps  no  word  in  the  language 
of  more  equivocal  effect  than  or.     By  a  slight  variation  in  the  phrase,  it 


(1)  Cory  ton  v.  Helliar,  6  Cruise,  124. 

(2)  White  V.  Barber,  5  Burr,  2703. 

(3)  Soulle  V.  Gerrard,  Cro.  Eliz.  525 ;  Price 


V.  Hunt,  Pollexf.  645  :  Walsh  v.  Peterson,  3 
Ati^-.  193;  Janney  v.  Sprigg,  7  Gill,  197. 
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may  be  made  to  Lave  either  a  conjunctive  or  disjunctive  operation. 
Hence  courts  have  always  paid  little  attention  to  a  word,  the  effect  of 
which  depends  on  distinctions  so  small  and  subtle.  The  same  is  true 
even  of  acts  of  parliament.(l) 

15.  Devise  to  A,  his  heirs  and  assigns ;  but  if  he  dies  before  he  at- 
tains the  age  of  21  years,  or  marriage,  and  without  issue,  devise  over. 
A  lived  to  be  of  age,  and  died  unmarried.  Held,  to  effect  the  intent, 
the  word  or  was  to  be  rejected,  as  if  the  clause  were,  "and  if  he  dies 
before  21,  unmarried,  and  without  issue ;"  and  that  a  concurrence  of 
all  these  circumstances  was  necessary  to  defeat  the  devise  to  A,  more 
especially  as  the  condition  was  subsequent,  not  precedent.(2) 

16.  It  has  been  said  in  argument,  that  the  above  construction  has 
been  given  for  one  })lain  reason,  expressed  or  implied  in  all  the  cases, 
namely,  that  the  will  discovers  a  plain  general  intent  to  prefer  the  first 
devisee  and  Iris  issue  before  the  devisee  over ;  and,  if  the  word  or  were 
construed  literally,  in  case  of  the  first  devisee's  dying  a  minor,  but 
leaving  issue,  the  latter  would  be  disinherited.  This  reason,  of  course, 
does  not  directly  apply,  where  the  case  is  inverted  ;  that  is,  where  the 
devisee  dies  after  coming  of  age,  but  not  leaving  issue..  But  the  word. 
or,  having  received  its  construction  upon  the  ground  mentioned,  must, 
of  course,  be  held  to  mean  and,  alike  in  either  alternative.(3) 

17.  To  effect  the  intent,  the  word  her  has  been  construed  to  mean 
their. {4:) 

18.  Estates  created  by  a  Avill  may  be  transposed  in  order  of  time,  if 
the  intent  so  require. 

19.  Devise  to  A  for  life,  remainders  to  his  first  and  other  sons  in  tail, 
remainder  to  trustees  for  their  lives,  to  support  such  remainders.  Held, 
in  Chancery,  the  last  remainder  should  precede  the  first.(5) 

20.  But,  where  a  will  is  formally  written,  and  the  meaning  plain,  the 
court  will  not  transpose  expressions  in  other  clauses,  and  upon  other 
subjects,  in  order  to  enlarge  the  estates  of  devisees,  or  create  limitations 
in  their  favor.(6) 

21.  Where  the  same  thing  is  devised  twice,  whether  both  devises 
sh;dl  be  void  for  repugnancy,  or  the  last  shall  prevail,  or  the  two  devi- 
sees hold  in  common,  seems  to  be  an  unsettled  question. (7) 

22.  It  is  said,  if  two  parts  of  a  will  are  totally  inconsistent  and  irre- 
concilable, the  latter  shall  prevail ;  even  though  a  codicil  affirm.s  the 
prior  one.  But  great  effort  will  be  made  to  reconcile  them,  before  either 
will  be  rejected.(8)  Also,  that  the  court  must  look  to  the  previous 
part  of  the  will,  to  ascertain  what  interest  the  testator  intended  to  give, 


(1)  Fairfield  v.  Morgan,  Dom.  Proc.  1805; 
1  Call,  212;  G  John.  54;  2  Bin.  532;  6, 
253;  1  Yeates,  411  ;  Ray  v.  Enslin,  2  Mass. 
554. 

(2)" Barken;.  Suretees,  2  Str.  1175  ;  Fram- 
llngliara,  v.  Brand,  3  Atk.  390 ;  Fairfield  v. 
Morgan,  Dom.  Proc.  1805;  Doe  v.  Halley,  8 
T.  R.  5;  Denn  v.  Kemeys,  9  E.  366;  Doe  v. 
Jes.sep,  12,  288;   Right  v.  Day,  16  E.  67. 

(3)  Fairfield  v.  Morgan,  Dom.  Proc.  1805; 
0  Cruise,  131. 

(4)  Keith  v.  Perry,  1  Des.  353. 

(5)  Green  v.  Hayman,  2Cha.  Ca.  10;  Fearne, 


495;  Hunt  v.  Johnson,  10  B.  Mon.  342.     See 
Walker  v.  Tipping,  10  Eng.  L.  &  Kqu    294. 

(6)  Mooberry  v.  Morse,  2  Munf  453. 

(7)  Co.  Lit.  11 2  b,  n.  1 ;  Owen,  884.  That 
they  take  in  common,  see  McGuire  v.  Evans, 
5  fred.  Equ.  279. 

(8)  6  Crui.se,  133  ;  Sims  v.  Doughlj',  5  Ves. 
243;  6,  102.  (See  11  Gill  &  J.  185;  Baird 
V.  Baird,  7  Ired.  Kqu.  265;  Sliippordson  v. 
Tower,  1  Y.  &  Coll.  Cha.  441 :  Pickering  v. 
Langdon,  9  Shepl.  413;  Puo  v.  Puc,  1  Md. 
Ch.  382. 
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and  to  the  ulterior  part,  to  see  in  what  events  that  interest  is  given 
over.(l) 

22a.  A  will  contained  the  following  clauses:  "My  estate  to  be 
equally  divided  amongst  mj  children ;  to  each  of  my  daughters  a  small 
tract  of  land :  my  lands  and  slaves  to  be  equally  divided  among  my 
children."  Held',  that  the  second  clause  was  void  and  inoperative,  and 
could  not  be  ased  to  render  the  other  clauses  ambigaous.(2) 


CHAPTER  XCVI. 

CONSTRUCTION    OF    DEVISES. 


1.  TVliat  words  make  a  devise. 
17.  Devise  by  implication. 
19.  Description  of  devisee — children,  heirs, 
issue,  relations,  &c. 


43.  Description  of  property  devised,  lands, 
tenements,  &c. ;  messuage,  &c. ;  residue, 
&c.  ;  freeliold  and  leaseliold  property  ; 
reversions,  mortgages,  trusts,  &c. 


1.  With  regard  to  the  words  necessary  to  make  a  devise,  the  gen- 
eral rule  is,  that  words  of  mere  recital  are  insufficient  for  that  purpose. 
Thus,  where  a  testator,  being  tenant  for  life,  remainder  to  his  wife  for 
life,  remainder  to  his  own  heirs,  made  his  will  as  follows  :  "  My  lands 
by  W,  my  wife  is  to  enjoy  for  her  life ;  after  her  death,  of  right  it 
goeth  to  my  daughter  E,  forever,  provided  she  hath  heirs."  Held,  no 
devise.(8) 

2.  Words  of  advice,  recommendation  or  desire,  do  not  create  a  de- 
vise at  law.  Where  the  persons  and  property  are  distinctly  marked 
out,  sach  words  may  raise  a  trust  in  equity,  unless  this  wo^ild  be  clearly 
inconsistent  with  the  interest  previouly  given  to  the  supposed  trustee. 
In  order  to  raise  a  trust,  the  party  must  declare  his  icill,  and  not  leave 
it  purely  at  the  option  of  the  devisee,  whether  he  will  or  will  not  give 
the  estate.  In  many  cases  in  Chancery,  clauses  directory  have  been 
taken  for  a  disposition. (4)(a) 

3.  A  testator  devised  all  his  estate  to  his  wife,  adding,  "  I  desire  and 
request  my  said  wife  to  give  all  her  estate,  which  she  shall  leave  at  the 
time  of  her  death,  to  her  and  my  nearest  relations."     Held,  as  both  the 

(1)  Rochford  v.  Haekman,  10  Eng.  Law  &(  (4)  Bland  v.  Bland,  6  Cruise,  142.  See 
Equ.  64.  Lawless  v.  Shaw,  Lloyd  &  Goold,  154    n.  ; 

(2)  Weatherhead  v.  Baskerville,  11  How.  Payne,  2  T.  &  Coll.  636;  Briggs  v.  Penny, 
329.  8  Eng.  L.  &  Equ.  231. 

(3)  Wright  V.  "Wyvell,  2  Vent.  56  ;  Right 
V.  Hammond,  1  Com.  R.  232.  .  I 


(a)  A  testator,  after  bequeathing  to  his  wife  part  of  his  property,  proceeded  to  request 
that  one  A,  who  was  not  a  legatee,  might  provide  for  her  a  chaise  or  otiier  conveyance  and 
attend  lier  whenever  and  wherever  she  might  wisli  to  go,  for  a  suitable  compensation,  if  she 
should  desire  it.  Held,  this  was  too  vague  and  indeanite  for  a  legacy  to  the  wife.  Whipple 
V.  Adams,  1  Met.  444. 

A  testator  made  his  will  in  these  terms:  "I  give  and  bequeath  all  my  property,  ot  what- 
soever description,  to  my  wife,  for  the  maintenance  of  herself  and  our  children,"  naming 
them,  and  naming  her  sole  executrix.  Held,  a  trust  for  the  benefit  of  the  children.  Hams 
in  re,  8  Eng.  Law  &  Equ.  537.  _ 
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property  and  the  parties  to  take  vrere  described  only  generally,  this 
was  no  devise.(l) 

4.  The  technical  words  to  make  a  devise  are  "  give  and  devise." 
But  any  others  of  equivalent  meaning  will  be  sufficient.(2)(a) 

5.  A  testator  having,  before  the  Statute  of  Uses,  conveyed  lands  to 
his  own  use,  after  the  statute  made  a  will,  by  which  he  willed  that  the 
feoffees  should  make  an  estate  to  A  and  the  heirs  of  his  body.  Held,. 
a  devise  in  tail  to  A.(3) 

6.  A  devised  lands  to  his  son  B,  and  directed  that  B  should  renounce 
to  C,  his  other  son,  all  his  right  in  a  certain  estate.  Held,  a  devise  of 
the  estate  to  G  in  fee.(4) 

7.  A  testator,  having  lauds  and  personal  property,  bequeathed  an 
annuit}-  to  his  wife,  and  legacies  to  his  children,  Ms  debts  heing  first imid, 
and  appointed  three  persons  "  as  trustees  of  inheritance  for  the  execu- 
tion hereof"  Held,  the  real  estate  passed  to  the  trustees,  and  was 
chargeable  with  the  annuity,  &c.(5) 

8.  A  devised  a  particular  estate,  subject  to  her  debts  and  charges,  ta 
B  her  son  in  fee  ;  and  earnestly  requested  B,  that  upon  failure  of  his 
issue,  he  would  either  by  will  or  otherwise  so  convey  and  settle  the 
estate,  or  so  much  thereof  as  he  should  hold  at  the  time  of  his  death, 
that  upon  failure  of  issue  it  might  come  to  be  enjoyed  by  her  daughter 
in  tail,  with  remainders  over.  B  devised  the  estate.  Held,  that  even 
in  equity  B  had  the  absolute  co-ntrol  of  the  estate ;  that  he  took,  not  a 
bare  power,  but  the  fee  itself;  and  his  power  of  disposing  was  not  col- 
lateral, but  flowed  from  the  nature  of  his  estate  ;  that  this  construction 
arose  necessarily  from  the  clause,  "  so  much  thereof  as  he  shall  hold  at 
his  death,"  implying  his  right  to  part  with  the  estate  in  any  way  he- 
might  think  fit;  and  that  this  clause  could  not  be  satisfied  by  a  refer- 
ence to  the  debts  and  charges^  which  had  no  particular  relation  to  the  time 
of  his  death.(6) 

9.  Devise  to  A  of  certain  estates  ;  but,  if  A  should  die  without  a  son,_ 
the  testator  recommended  that  he  sliould  devise  them  to  B.  Held,  this 
raised  no  trust  in  favor  of  B.(7) 

10.  Devise  of  the  testatrix'^s  fortune  to  A ;  recommeti-ding  to  him,  if  he 
should  die  without  issue,  to  do  justice  to  B  and  her  children,  if  he 
should  think  them  worthy  of  it.  But  if  any  unforeseen  accidents 
should  make  the  whole  or  any  part  acceptable  or  serviceable  to  him,  he 
might  dispose  of  it.     Held  this  was  no  trust.(8) 

11.  Devise  of  an  estate  in  A,  to  B,  eldest  son  of  the  testator,  for  life, 
remainder  to  his  other  sons  in  tail.  B  entered  upon  the  estate ;  and^ 
being  possessed  of  leasehold  estates  in  A,  for  lives  and  for  years,  devised 
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(1)  Palmer  V.  Scliribb,  8  Vin.  289;  2  Des. 

(2)  Eaelesv.  Encrlaiid,  2  Tern.  467. 
(.'5)  Bro.  Abr.  Devise,  pi.  48. 

(4)  Ilodgkinson  v  Star,  1  Ld.  Ray.  187. 

(5)  Trent  v.  Trent,  1  Dow,  102. 


(6)  Bland  v.  Bland,  6  Cruise,  142;  (Fitzger. 
314.) 

(7)  Cunlififo  V.  Cunliffe,  Prec.  in  Cha.  201,  n. 

(8)  Le  Maitre  v.  Bannister,  Preo.  in   Clia. 
201,  n. 


(a)  A  paper,  in  tlie  handwriting  of  tlie  deceased,  and  signed  by  him,  but  not  witnessed^ 
commencing  thus,  "  directions  how  I  want  my  will  wrote,"  is  not  a  will  or  codicil.  Hocker 
V.  Hocker,  4  Gratt.  277. 

Precatory  words  create  a  trust,  where  the  subject  and  the  object  are  certain.  Harrisons 
V.  Harrison,  2  Gratt.  1. 

An  uncertain  cliarge  upon  an  estate  does  not  render  the  subject  30  uncertain,  as  to  prevent 
the  raising  of  a  trust  by  precatory  words.     lb. 
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tlio  latter  to  the  trustees  of  bis  flitlier's  will,  to  the  uses  of  that  will,  so 
far  as  he  had  power  to  do  it.  "  All  my  other  leasehold  estates  in  A,  I 
give  to  my  brother  C  forever,  hoping  he  will  continue  them  in  the 
family."  Held,  the  will  did  not  import  a  devise,  as  the  words  did  not 
clearly  demonstrate  an  object.(l) 

12.  Devise  to  A,  not  doubting  but  that  she  will  dispose  of  what  shall 
be  left  at  her  death  to  our  two  grandchildren.     Held,  no  devise.(2) 

13.  There  are  other  cases,  scarcely  distinguishable  in  their  facts  from 
the  foregoing,  which  hold  a  contrar}'-  doctrine. 

14.  Devise  to  a  wife,  "  not  doubting  but  that  she  will  dispose  of  the 
same  to  and  amongst  my  children,  as  she  shall  please."  Held,  a  trust 
for  the  children,  as  she  should  appoint.(3). 

15.  Devise  of  a  leasehold  in  a  house  to  a  wife.  "  But  I  desire  her, 
at  or  before  her  death,  to  give,  &c.,  unto  and  amongst  such  of  my  rela- 
tions as  she  shall  think  most  deserving  and  approve  of."  Held,  the 
word  relations  was  a  legal  description,  and  vested  a  trust  interest  in  the 
parties  to' whom  it  applied,  to  take  effect  through  an  appointment  of  the 
wife ;  and,  she  having  died  without  exercising  it,  the  devise  was  not 
void,  but  the  power  vested  in  the  Court  of  Chancery.  The  property, 
being  personal,  was  divided  according  to  the  statute  of  distributions.(4) 

16.  Devise  to  trustees  in  fee,  in  trust  to  convey;  &;c.,  as  A,  the  daugh- 
ter of  the  testator,  whether  sole  or  covert,  should  direcfor  appoint,  &;c. 
A  subsequent  clause  declared,  that  although  the  testator  meant  to  give 
to  A  the  absolute  disposal  of  the  property,  in  order  to  avoid  the 
expense  and  trouble  of  Chancery  proceedings,  he  requested  her  to  direct 
the  money  arising  therefrom,  to  be  applied  as  he  had  ordered,  in  de- 
fault of  her  direction  and  appointment.  Held,  the  will  did  not  author- 
ize A  to  direct  the  trustees  to  dispose  of  the  lands  for  her  absolute 
benefit  or  without  consideration;  but  only  empowered  her  to  have 
them  sold,  and  disposed  of  the  proceeds  in  the  purchase  of  lands,  in  the 
same  manner  as  the  clear  profits  of  the  premises  in  default  of  an  ap- 
pointment.(5)(a) 


(1)  Harland  v.  Trigg,  1  Bro.  142. 

(2)  AVynne  v.  Hawkins,  1  Bro.  179.  But 
tlie  words  "in  the  fullest  confidence  "  are 
imperative ;  and  raise  ,a  trust.  Wright  v. 
Atkyns,  1  Turn.  &  R.  143. 

(3)  Richardson  v.  Chapman,  7  Bro.  Pari. 
318  ;  Massey  v.  Sherman,  Amb.  520. 


(4)  Harding  v.  Glyn,  1  Atk.  469 ;  Nowlan 
V.  Nelligan,  1  Bro.  489. 

(5)  Bute  V.  Stuart,  1  Bro.  Pari.  476  ;  (Pier- 
son  V.  Garnet,  2  Bro.  38,  226;  17  Ves.  255; 
9  Ves.  323.) 


(a)  Devise  to  A,  with  a  recommendation  or  request  to  provide  in  his  discretion  for  B. 
Held,  insufficient  to  create  a  trust.     Heneage  v.  Andover,  10  Price,  230. 

Devise  of  all  the  testator's  estate  to  his  wife,  having  confidence  that  she  would  dispose  of  it 
after  her  decease,  according  to  his  views,  communicated  to  her.  Upon  proof  that  at  the  time 
of  making  his  will  he  desired  her  to  give  his  whole  property  to  B,  and  that  she  promised  to 
do  so;  held,  a  trust  was  created  in  favor  of  B.     Podmore  v.  Gunning,  7  Sim.  644. 

Devise — "I  will,  firstly,  that,  loth  to  offend  by  the  word  jjay,  the  generous  feelings  of  my 
friends,  whose  kindnesses,  &c.,  to  H  and  his  w'ife,  I  wish  their  acoeptance  of  twenty-five 
acres  of  land,"  &c.  The  testatrix  lived  in  the  family  of  H,  who  sued  lier  executor  for  her 
board,  but  failed  to  maintain  the  action.  Held,  a  conditional  devise,  which,  by  bringing  the 
action,  H  elected  to  relinquish.  Hapgood  v.  Houghton,  22  Pick.  480.  See  Todd,  2  Watts 
&  S.  145. 

"  I  give,  &c..  all  my  estate,  real  and  personal,  to  my  wife,  to  her. and  to  her  heirs  forever ; 
recommending  to  her  to  give  the  same  to  my  children,  at  such  time  and  in  such  manner,  as 
she  sliall  think  best.''  The  testator  left  children.  Held,  the  widow  took  an  absolute  estate 
in  fee,  not  a  mere  trust  for  the  children.     Gilbert  v.  Chapin,  19  Conn.  342. 
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17.  In  some  cases,  an  estate  may  be  devised  hy  implication. {a)  But  the 
implication  must  be  a  necessary  one.  That  is,  it  must  be  so  strong,  that 
an  intention  to  the  contrary  cannot  be  supposed.  Thus,  in  a  very  an- 
cient case,  where  land  was  devised  to  the  heir  after  the  death  of  the  wife ; 
it  was  held  that  the  latter  took  a  life  estate  ;  for,  if  she  did  not,  the  heir 
must  take  immediately,  which  would  directly  contradict  the  will.  The 
same  doctrine  has  been  sometimes  held,  even  where  the  devise,  after  the 
wife's  death,  is  to  a  stranger;  but  it  is  now  overruled,  because  in  such 
case  there  is  an  equal  implication  in  favor  of  the  heir.(l) 

18.  A  testator,  having  a  son  and  two  daughters,  devised  as  follows — 
"  if  my  son  and  daughters  die  without  issue,  all  my  lands  shall  be  and 
remain  to  A  and  his  heirs,"  Held,  that  there  was  no  express  devise  to 
the  children  ;  and  that  they  could  not  take  by  implication  ;  because,  if 
they  were  to  have  successive  estates  tail,  the  order  of  succession  was 
uncertain  ;  and  they  could  not  take  jointly  for  life,  with  several  inheri- 
tances, for  this  would  disinherit  the  heir,  without  a  plain  implication 
requiring  it;  and  that  the  clause  was  a  mere  designation  of  the  time 
when  the  land  should  come  to  A,  and  in  the  meantime  the  son  in- 
herited.(2) 

19.  With  regard  to  the  description  of  a  devisee,  it  is  sufficient  that  the 
words  are  such  as,  with  the  aid  of  other  circumstances,  to  distinguish 
him  from  all  other  persons.  ^^  Nihil  facit  error  nominis  cum  de  corpore 
constat.''^     (See  aiife,  ch.  95,  s.  1,  n.) 

20.  Devise  to  Margaret,  daughter  of  A.  A  had  a  daughter  named 
Margery.     Held,  a  good  devise  to  her.(3) 

21.  Devise  to  William  P.,  eldest  son  of  Charles  P.,  of  T.  Charles  P. 
had  a  son  named  Andrew.     Held,  he  should  take.(4) 

22.  Devise  to  one  of  A's  daughters,  that  should  marry  with  a  Norton 
within  fifteen  years.  Held,  the  word  first  should  be  supplied  before 
the  word  marry,  and  that  one  of  three  daughters  of  A  who  married  an 
N.,  within  the  time,  took  the  land. (4) 

23.  So  it  has  been  held,  that  an  illegitimate  child  may  take  under 

(1)  Moone   v.    Heaseman,  Willes,    141;  1  j  Ad.  &  El.  (N.  S.)  442 ;  Davenport  v.  Coltraan, 
Ves.  &  B.  4G6 ;  Bro.  Abr.  Devise,  pi.  52  ;  Cro.  !  9  Mees.  &  W.  481. 
Jac.  75;  Higham   v.    Baker,  Cro.    Eliz.    15;  j      (2)  Gardner  u.  Sheldon,  Vaugh.  259. 
Smarlle  v.  Scolar,  2  Lev.  207  ;  T.  Joues,  98;  ]      (3)  Gynes  v.   Kemsley,   Freem.  293.     See 
Favvjkner  v.  Fawlkner,  1  Vern.  21 ;  "Walker  j  Adams  v.  Jones,  9  Eng.  L.  &  Equ.  269. 
V.  Whiting,  23  Pick.  313  ;  Allum  v.  Fryer,  3        (4)  Pitcairne  v.  Erase,  Finch,  403. 

I      (5)  Bate  v.  Amherst,  T.  Ray.  82. 

{a)  Devise  in  trust  for  children,  subject  to  dower.  The  profits,  &c.,  after  such  deduction, 
to  be  applied  in  support  of  children.  Held,  there  was  no  devise  by  implication  to  the  wife. 
Adams  v.  Adams,  i  Hare.  537. 

Devise,  that  the  property  left  sliould  remain  on  the  plantation  under  care  of  the  testator's 
wife  lill  the  son  should  come  of  age,  then  the  plantation  to  go  to  the  son  and  others.  Held,  a 
devise  by  implication  of  the  plantation  to  the  wife  till  tlie  period  mentioned.  Bradshaw  v. 
Ellis,  2  Dev  &  B.  20. 

Devise  for  life  to  A  and  B.  with  certain  interests  to  their  issue  male,  upon  conditions;  and 
to  the  heir  of  tiio  testator,  on  failure  of  male  issue  of  A  and  B.  Held,  A  and  B  took  an  es- 
tate tail  by  implication.     Franks  v.  Price,  3  Beav.  182. 

A  fee  cannot  be  taken  by  implication,  where  a  different  estate  is  particularly  described. 
Tatorv.  Tator,  4  Barb.  431. 

Tiie  following  clause  in  a  will,  "  I  will  next  that  all  my  estate,  after  my  children  are  of  age, 
and  the  decease  of  my  wife,  shall  be  equally  divided  among  my  children  ;"  if  unafl'ected  by 
any  other  part  of  tiie  instrument,  gives  to  the  wife  a  life  estate  by  implication  ;  but  no  such 
implication  arises  where  the  property  was  disposed  of  by  other  parts  of  the  instrument.  Kelly 
V.  Stiuson,  8  Blackf.  387. 
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a  devise  to  him  by  name,  as  the  testator's  son  ;  having  acquired  such 
name  bv  reputation. (1)  _  ^^ 

24.  Devise  by  a  married  man,  having  no  legitimate  children,  to  '  the 
children  whichl  mav  have  bv  A,  and  living  at  my  decease."  Held, 
his  natural  children,  who  before  the  date  of  the  will  had  acquired  the 
reputation  of  being  such,  should  take  under  the  will. (2) 

25.  But  illegitimate  children  cannot  take,  unless  an  intention  to 
that  effect  appear  from  the  will  itself.  No  extrinsic  evidence  is  ad- 
missible, except  to  show  who  had  gained  the  reputation  of  chil- 
dren.(3)(a) 

2*).  According  to  the  maxim,  "  tiemo  est  hceres  vivenhs,^^  a  devise  to  the 
heirs  of  A,  who  is  living,  is  void.  But  such  devise,  where  the  word 
heirs  is  qualified  by  other  special  words,  may  be  good.  In  its  strictest 
sense,  the  word  he'ir  signifies  one  who  succeeds  to  a  dead  ancestor.  But 
it  is  also  frequently  used  in  statutes,  law  books  and  records,  to  signify 
an  heir  apparent,  and  may  therefore  have  this  meaning  in  wills,  to 
effect  the  intent.(4) 

27.  Devise  in  trust,  for  A  to  receive  the  rents  for  life,  then  to  the 
heirs  male  of  his  body  then  living.  A  had  a  single  son,  B.  _  Held,  B 
took  a  vested  remainder,  as  he  would  have  done  upon  a  devise  to  A's 
heir  aj)parent.{p) 

28.  Devise  of  the  remainder  of  all  the  testator's  estate,  to  the  heirs 
male  of  the  body  of  A  lawfully  begotten.  There  was  also  a  legacy  to 
A.  A  having  survived  the  testator,  held  in  the  House  of  Lords,  affirm- 
ing the  judgment  of  the  Court  of  Exchequer,  which  had  been  reversed 
in°the  Exchequer  chamber,  that  the  eldest  son  of  A  took  under  the 
devise.(6) 

29.  Devise  to  the  testator's  son.  A,  his  heirs  male,  and  to  the  heirs 
of  his  daughter  B,  jointly  and  equally,  to  hold  to  the  lawful  heirs  male 
of  A,  and  to  the  heirs  of  B  jointly  and  equally,  and  their  heirs  and 
assigns  forever.  B  survived  the  testator,  having  a  son  C.  Held,  C 
took  bv  the  devise.(7) 

30.  Devise  in  trust,  for  the  support  of  A,  and  the  issue  of  her  body, 
during  her  life ;  then  for  the  use  of  the  heirs  of  her  body,  their  heirs 
and  assigns  forever,  loithout  respect  to  seniority  of  age,  &c.  Held,  upon 
the  strength  of  the  last  clause,  A's  children,  being  a  son  and  two  daugh- 
ters, took  as  purchasers.(8) 

30  a.  A  testator,  in  the  residuary  clause  of  his  will,  devised  and  be- 


(1)  River's  case.  1  Atb.  410. 

(2)  Wilkinson  v.  Adam,  1  Ves.  &  B.  422. 

(3)  Swaine  v.  Kennerley,  1  Ves.  &  B.  469. 

(4)  3  Bro.  Pari.    60.     See   Timberlake   v. 
Harris,  7  Ired.  Equ.  188. 


(5)  Burchett  v.  Durdant,  2  Vent.  311. 

(6)  Darbison  v.  Beaumont,  1  P.  Wms.  229 ; 
3  Bro.  Pari.  60 

(7)  Goodright  v.  White,  2  Bl.  R.  1010. 

(8)  Doe  V,  Ironmonger,  3  B.  533. 


[a)  Devise  to  A,  a  widow,  for  life,  and  her  three  daughters,  B,  C  and  D,  in  fee.  A  legiti- 
mate daughter,  named  B,  had  been  dead  six  years,  and  an  illegitimate  daughter  of  the  same 
name  clairaed  under  the  devise.  Held,  parol  evidence  was  admissible,  that  the  former  was 
intended,  and  that  the  testator  was  ignorant  of  her  death.     Doe  v.  Baynon,  4  Per.  &  Day. 

193.  ,      .       u    r 

A  devised  to  hi3  son  B  a  tract  of  land  and  a  negro  man,  and  directed  that,  at  the  death  of 
the  son,  the  said  property  "  should  be  divided  equally  amongst  his  children."  Held,  the  word 
children  was  a  word  of  purchase,  not  of  limitation,  unless  connected  with  other  words,  so  a3 
to  show  an  intention  to  control  its  meaning,  and  limit  the  estate.  Stubbs  v.  Stubbs,  11 
Humph.  43. 
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queathed  as  follows :  "  My  other  two  tracts  of  land,  &c.,  and  all  my 
negroes,  not  mentioned,  &c.,  to  be  equally  divided  between  my  two 
sons  A  and  B,  and  my  daughter  0,  and  the  heirs  of  my  son  D,  de- 
ceased," Held,  the  words  "  heirs  of  D,"  meant  the  children  of  D,  and 
the  division  must  be  per  capita,  each  of  the  children  taking  one  full 
share.(l), 

31.  Under  a  devise  to  heirs  male,  only  heirs  of  the  body  can  take — 
not  collateral  heirs  ;  as,  for  instance,  a  nephew,  the  son  of  a  brother.(2) 

S2.  Devise  to  the  first  heir  male  of  A.     The  first  son  of  A  takes.(3) 

33.  A  devise  to  the  right  heirs  of  husband  and  wife,  is  a  devise  to 
such  person  as  is  heir  to  both  of  them — that  is,  to  a  child  of  both. 
And  he  shall  take  by  purchase,  no  estate  being  given  to  the  parents.(4) 

34.  A  devise  to  the  right  heirs  of  the  testator,  his  son  excepted,  is  void, 
though  the  intention  to  disinherit  such  a  son  is  expressly  declared.(5) 

35.  The  word  issue  £mbraces  both  children  and  grandchildren, (a) 
whether  born  before  or  after  the  making  of  the  will.  So  a  devise  to 
the  issue  male  of  A,  and  his  heirs  forever,  passes  an  estate  b}^  pur- 
chase.(6) 

36.  Son  is  a  good  word  of  description.  Devise  to  the  first  son  of 
A,  who  was  not  heir-at-law  to  his  father.  This  goes  to  the  second  son 
of  A.(7) 

37.  Devise  to  the  testator's  son  A  for  life,  then  to  the  first,  second, 
third,  &c.,  sons  of  his  body.  The  first  son  having  died  before  the  tes- 
tator ;  held,  the  second  should  take  as  first.{8) 

38.  Begotten  applies  to  future  children,  and  to  be  begotten  to  those 
already  born,  as  in  case  of  deeds.(9) 

39.  The  words  nearest  relation  in  a  will  do  not  refer  to  some  single 
person,  but  are  to  be  taken  collectively,  like  Idndred  or  heir.ib)     More 


(1)  Harris  v.  Philpot,  5  Ired.  Eq.  324. 

(2)  Ford  V.  Ossulston,  11  Mod.  189;  Dawes 
V.  Ferrers,  2  P.  Wras.  1;   8  Vin.  317. 

(3)  Asliton  V.  Asliton,  1  Dall.  4. 

(4)  Roe  V.  Quartley,  1  T.  R.  630:  Co.  Lit. 
187  a. 

(5)  Pugh  V.  Goodtitle,  3  Pro.  Pari.  454. 

(6)  Cook  V.  Cook,  2  Vern.  545  ;  Luddington 


V.  Kime,  1  Ld.  Ray.  205.     See  Pope  v.  Pope, 
9  Eng.  L.  &  Eq.  193. 

{7fDenn  v.  Bagshaw,  6  T.  R.  512;  Mar- 
wood  V.  Darrel,  Cas.  Temp.  Hard.  84;  (5 
Muiif.  440.) 

(8)  Lomax  v.  Holmden,  1  Ves.  290. 

(9)  Doe  V.  Hallet,  1  M.  &  S.  124 ;  2  Vern. 
545 ;   1  Yes.  290. 


{a)  Where  gifts  in  a  will  are  to  "children,"  the  general  rule  is,  that  when  there  are 
children,  grandchildren  cannot  take.     "Ward  v.  Sutton,  5  Ired.  Eq.  421. 

A  testator  directed  the  sale  of  his  property,  and  the  proceeds  to  be  divided  equally 
amongst  his  children  and  grandchildren,  "  each  grandchild  drawing  their  equal  proportion 
of  what  their  ancestors  would  have  drawn  had  they  lived."  Held,  that  the  grandcliildren 
took  per  stirpes.     Hamilton  v.  Lewis,  13  Mis.  134. 

The  word  "cliildren,"  in  a  residuary  clause,  as  it  was  used  .synonymously  with  the  word 
"heirs,"  was  held  to  include  grandchildren.     Hughes  v.  Hughes,  12  B.  Hon.  115. 

If,  in  a  devise,  a  granddaughter  of  the  testator  is  spoken  of  as  his  daughter,  and  her. 
children  as  his  grandchildren,  and  a  subsequent  clause  or  codicil  gives  a  legac}'  to  each  of 
his  grandchildren,  it  seems,  the  latter  provision  will  include  the  cliildren  of  the  grand- 
daughter. Hone  V.  Van  Sohaick,  3  Comst.  538.  In  Kentucky,  a  devise  to  children,  if  there 
are  none,  goes  to  grandchildren.     Sts.  1852,  46. 

Under  a  devise  "to  my  grandchildren  of,  &c.,  to  them,  and  their  heirs  forever,  to  be 
equally  divided  amona:  them  ;"  grandchildren  born  after  the  death  of  the  testator  do  not 
take  anytiiing.     Lookerman  v.  McBlair,  0  Gill,  177. 

But  the  devise  comprehends  all  persons  answering  the  description  at  the  testator's 
death.     lb. 

{h)  Lord  Hardwicke  remarked,  as  one  ground  of  this  rule,  that  it  is  common  to  say  such 
a  one  has  a  numerous  relation.  This  can  hardly  be  considered  a  common  idiom  in  this 
country. 
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especially  is  this  constructiou  to  be  given,  where  one  clause  disposes  of 
both  real  and  personal  estate.  And  where  the  restriction  is  added,  of 
a  certain  designated  name,  the  word  name  is  construed  to  mean  stock 
or  hlood.  Thus  there  was  a  contingent  devise  to  the  testator's  •  nearest 
relation,  ol'  the  name  o^  the  P's.  At  the  making  of  the  will  there  were 
three  persons  in  equal  degree  of  this  name,  and  a  fourth  who  had  been 
so,  bat  was  married.  Two  of  the  three  married  before  the  specitied 
contingency  happened,  and  thus  changed  their  names.  Held,  the  de- 
scription in  the  will  did  not  refer  to  the  mere  name  of  P,  but  was  rather 
a  description  of  the  stock  or  hlood  ;  otherwise,  some  person,  not  within  the 
view  of  the  testator,  might  after  his  death  either  by  act  of  Parliament 
or  by  marriage  take  the  name  of  P,  and  thereby  become  entitled  as  de- 
visee. The  case  is  similar  to  that  of  a  devise,  upon  condition  of  marry- 
ing one  of  the  devisor's  name.  In  this  case,  marrying  a  person  who 
assumes  the  name  in  question  is  no  fulfilment  of  condition. (]) 

40.  But,  under  a  devise  to  "  the  first  and  nearest  of  the  testator's 
kindred,. o/'/izs  name  and  hlood,  that  should  be  living  at  the  termination" 
of  prior  estates  ;  it  was  held  that  no  one  should  take,  who  was  not  at 
the  time  specified  both  of  the  name  and  blood  of  the  testator ;  and 
that  taking  such  name  by  the  king's  license  prior  to  that  time  v^s  not 
sufiicient.(2) 

4'i,  Devise  to  the  wife  of  the  testator  for  life ;  then  to  be  equally 
divided  among  the  relations  on  his  side.  Held,  the  estate  should  pass 
to  such  relatives  as  would  take  under  the  statute  of  distributions ;  and 
the  devise  had  reference  to  the  state  of  things,  not  at  the  time  of  ma- 
king it,  but  at  the  testator's  death,  so  that  the  son  of  one  who  was  of 
the  next  in  kin  at  the  making  of  the  will,  but  since  deceased,  took 
nothing.(3) 

42.  Descendants  is  a  good  term  of  description,  and  includes  all  those 
who  proceed  from  the  body  of  the  person  named,  as,  for  instance,  grand- 
children. So  it  may  be  restricted  to  persons  of  this  description,  who 
reside  at  a  certain  place ;  as,  for  instance,  "  the  descendants  of  A,  then 
living  in  and  about  Seven  Oaks  in  Kent."  But,  under  this  clause,  no 
one  born  after  the  making  of  the  will  can  take.(4) 

43.  With  regard  to  the  words  necessary  to  descnhe  properti/  ivhich  is 
devised,  the  same  principle  o?  effecting  the  intention  applies,  which  governs 
devises  in  other  respects.  Any  words  are  sufficient,  by  which  the 
estate  is  reasonably  identified,  even  though  somewhat  misdescribed,  and 
the  language  used  will  embrace  such  property  as  would  usually  be 
covered  by  it,  although  a  contrary  intent  may  be  indicated  in  regard  to 
the  particular  subject  in  question. (5) 

44.  Lands,  tenements  and  ] hereditaments,  passes  every  species  of  real 
property.     So  also  money  agreed  to  be  laid  out  in  land.(l)) 

45.  All  my  lands,  will  pass  a  house.  But  not  if  a  contrary  intention 
appear  from  other  clauses.  Thus,  if  the  testator  own  a  house  in  A,  and 
a  house  and  lands  in  B,  and  devise  his  house  in  A  and  all  his  lands  in 
B  ;  the  "house  in  B  will  not  pass.(7) 

46.  Devise  of  all  the  testator's  lands  in  A,  called  B  lands,  to  his 


(1)  Pyot  V.  Pyot,  1  Yes.  355.    But  see  Bon 
V.  Smith,  Cro.  EHz   532. 

(2)  Leigh  v.  Leigh,  15  Ves.  92. 

(3)  Doe  V.  Over.  1  Taun.  263. 

(4)  Crossly  v.  Clare,  Amb.  397. 


(5)  Woods  v.  Moore,  4  Sandf.  579. 

(6)  6  Cruise,  154;  Doe  v.  Thomas,  1  Mann. 
&  G.  335  ;  Hall  v.  Fisher,  1  Coll.  47. 

(7)  Eashleigh  v.  Master,  3  Bro.  99;  Ewer 
V.  Hayden,  Cfo.  Eliz.  476-7. 


574  CONSTRQCTION  OF  DEVISES.  [CHAP.  XCVI. 

youngest  son  in  fee  ;  and  (in  an(;ther  clause)  that  if  this  son  die  with- 
out issue,  the  testator's  wife  should  have  B  lands.  The  testator  in  fact 
owned  B  lands  both  in  A  and  in  C.  Held,  the  wife  took  only  those  in 
A,  these  alone  being  given  to  the  son.  It  might  have  been  otherwise, 
if  the  first  devise  had  been  to  the  eldest  son,  who  would  have  taken 
the  lands  in  C  by  descent ;  and  the  wife  would  take  all  that  he  had.(l) 

47.  In  general,  messuage  passes  the  curtilage  and  garden  annexed. 
Whether  the  word  huuse  has  the  same  operation,  seems  somewhat 
doubtful.  But  where  one  occupied,  as  tenant  for  years,  a  house,  garden, 
stables,  and  a  coal-pen,  though  using  the  two  latter  ibr  the  purpose  of 
trade,  as  well  as  domestic  convenience,  and  devised  "  the  house  I  live 
in  and  garden ;"  held,  the  stables,  &c.,  passed,  not  being  otherwise  dis- 
posed of  (2)(a) 

48.  It  has  been  held,  that  where  an  intent  appears  to  use  the  word 
appurtenances  in  a  strictly  technical  sense,  the  devise  of  _  a  messuage 
with  the  appurtenances,  will  not  pass  lands  usually  occupied  with  the 
house.(3) 

49.  The  word  estate  includes  every  kind  of  property,  unless  specially 
restrained.  1h\x&  fee-farm  rents  pass  under  the  words  all  my  real  and 
'personal  estate.{4:). 

50.  Even  the  words  'p^^^'^onal  estates  will  pass  freehold  lands,  if  such 
appears  to  be  the  intent.  So  leaseholds  will  pass  under  the  general  de- 
scription of  goods,  &c.,  even  though  forfeiture  of  them  is  the  consequence. 
But  not  by  a  devise  of  freehold  lands,  &c.(5) 

61.  A  devise  of  "  all  the  rest  of  my  estate  and  effects,  of  what  nature 
soever,  to  A  and  his  executors,  in  trust,  to  add  the  interest  to  the  prin- 
cipal," &c.,  does  not  pass  a  freehold  house;  the  words  evidently  contem- 
plating a  principal  of  the  same  nature  with  the  interest  which  was  to 
be  added  thereto.(6) 

52.  lients  may  pass  the  reversion  to  which  they  are  incident.  Thus, 
where  the  preamble  is,  "  as  to  the  disposition  of  all  my  lands  and  tene- 
ments," and  the  testator  proceeds  to'  devise  the  rents  of  a  certain  estate 
for  years  to  one  for  life,  remainder  in  tail ;  the  reversion  passes,  as 
there  is  an  evident  intent  to  continue  the  estate  of  the  devisee  beyond 
the  leases,  and  to  dispose  of  the  testator's  whole  property.(7)(^) 


(1)  Woodden  v.  Osbourn,  Cro.  Eliz.  6*74. 

(2)  Cardon  v.  Tuck.  Cro.  Eliz.  89 ;  2  Cha. 
Ca.  27  ;  Doe  v.  Collins,  2  T.  R.  498. 

(3)  Buck  V.  Nurton,  1  B.  &  P.  53. 

(4)  Barnes  v.  Patch,  8  Ves.  604;  3  Yeatos, 
187;  6  Binn.  97;  G  John.  185.  See  Quen- 
nell  V.  Turner,  4  Eng.  L.  &  Equ.  84. 

(5)  Doe  i;.  Tofield,  11  E.  246 ;  Doe  v.  Evans, 


9  Ad.  &  Ell.  719;  Parker  v.  Marchant,  5 
Mann.  &  G.  499.  See  Barclay  v.  Collett,  4 
Bing.  N.  658 ;  Doe  v.  Cranstoun,  7  Mees.  & 
W.  1 ;  Parker  v.  Marchant,  1  Y.  i  Coll.  Cha. 
290  ;  2,  279  ;  Shipperdsonv.  Tomer,  lb,  441 ; 
Midland,  &c.  v.  O.swin,  1  Coll.  74. 

(G)  Doe  V.  Buckner,  6  T.  K.  610. 

(7)  Kerry  v.  Derrick,  Cro.  Jac.  104. 


(a)  A,  owning  a  house  in  S,  with  a  yard  and  garden,  and  also  several  adjacent  lots,  with 
buildings  on  them  held  by  t.-nants,  devised  "  unto  M  my  house  in  S,  now  occupied  by  me." 
Held,  this  devise  pa.ssed  none  of  the  property  occupied  by  tenants.  Saltonstall  v.  lirown, 
3  Met  423.  Tho  devise  of  n  jMntation  passes  two  tracts  situated  lialf  a  mile  apart,  but  cul- 
tivated as  one  farm.     Bradshaw  v.  Ellis,  2  Dev.  <fc  B.  20. 

A  devised  to  the  heirs  of  his  son  "the  plantation  whereon  I  now  live."  A  Cow  years 
before  his  death  ho  bought  a  lot  contiguous  to  his  homestead,  though  separated  by  a  leiice, 
whicli  he  cultivated  witli  his  home  estate.  His  old  homestead  was  called  "the  homo  lot," 
and  tiie  lot  last  purchased,  "  the  Brown  lot."  Held,  tlie  word  plantation  included  botli  lots. 
Stowe  V.  Davis,  10  Ired.  431.  In  Virginia,  (Code  51G,)  a  general  devise  of  land  or  lands  in 
a  certain  place,  passes  leasehold  property. 

(h)  The  owner  of  the  fee  in  landon  which  a  stone  quarry  was  situate,  having  mortgaged  and 
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53.  A  devise  of  the  income  of  lands  is  the  same  in  its  effect  as  a 
devise  of  the  lands.(l) 

54.  Tlie  words  all  I  am  ivorth  will  pass  real  estate.     So  the  word 
properti/.{a)     So  "  all  my  right."(2) 

55.  The   word   h'jacy    may    apply   to    real    estate,    if  the  intent  so 
require.(3) 

56.  A  testator  bequeathed  to  A  and  B,  his  son  and  daughter,  pe- 
cuniary legacies,  payable  on  their  coming  of  age  ;  then  all  his  realty 
and  personalty  to'  his  wife  for  life,  and  after  her  death,  one  freehold 
estate  to  A,  and  .mother  to  B ;  but  if  either  or  both  of  them  should 
die  before  the  wife,  then  those  legacies  which  were  left  to  them  should 
return  to  the  wife.  Held,  the  word  legacies  embraced  the  devises  of 
real  estate,  as  well  as  the  pecuniary  bequests.(4:) 

57.  "  All  the  residue  or  remainder  of  my  effects^''  "  my  esfafe,"  or  "  my 
property,"  passes  real  estate,  especially  with  the  addition  of  the  word 
ivhalsoever  ov  ivheresoevcr ;  and  though  subjected  to  limitations  peculiar 
to  personal  property.  So  the  words  "  all  the  remainder  and  residue  of 
all  the  effects,  both" real  and  personal,  which  I  shall  die  possessed  of," 
have  been  held  to  pass  freehold  estates,  although  a  contrary  construc- 
tion was  favored  by  the  following  arguments  and  facts.  The  word 
possessed  properly  applies  only  to  personal  estate,  and  a  devise  of  "  all 
I  shall  die  possessed  of^''  can  pass  no  real  estate  acquired  after  the  making 
of  the  will,  without  republication.  The  testator,  in  this  case,  owned 
chattels  real^  which  were  sufficient  to  satisfy  the  clause  "  both  real  and 
personal."  A  previous  life  estate  was  given  to  the  residuary  devisee, 
without  waste;  which  was  inconsistent  with,  and  must  merge  in  the  fee. 
The  word  of  disposition  used  was  bequeath.  On  the  other  hand,  there 
was  an  introductory  clause  "  as  to  my  worldly  substance,"  indicating  an 
intent  to  dispose  of  the  whole  property.(5) 

58.  A  contrary  construction  is  of  course  adopted,  where  a  contrary 
intent  appears  from  the  whole  will. 

59.  Devise  of  pecuniary  legacies,  and  "  all  the  rest  and  residue  of  my 
estate,  chattels  real  and  personal — to  my  wife."  The  testator  had  set- 
tled all  his  real  estate  upon  the  wife  for  life,  as  a  jointure.  Held,  the 
meaning  of  the  above  clause  was,  "  all  the  rest,  &c.,  whether  chattels  real 
or  personal  ;"  that  the  words  rest,  &c.,  referred  to  the  remainder  of  the 
property,  a  part  of  which  was  previously  given  hi/  the  will ;  and  that  as 


(1)  Reed  v.  Reed,  9  Mass.  372. 

(2)  Huxtep  V.  Broomati,  1  Bro.  437  ;  Ros- 
setterw.  Simmons,  6  S.  &  R.  452;  17  John. 
281;   6  Biun.  94. 

(3)  Nevvkerk  v.  Newkerk,  2  Caines,  345. 
(4j  Hardacre  v.  Nash,  5  T.  R.  716. 


(5)  Roe  V.  Harvey,  5  Burr.  2638;  Doe  w. 
Chapman,  1  H.  Bl.  223  ;  Hogaii  v.  Jackson, 
Cowp.  299  :  3  Bro.  Pari.  3SS  ;  Doe  v.  Lainch- 
bury,  11  E.  290;  Doe  v.  Trout,  13  K.  394; 
Morgan  v.  Surmaii,  1  Taun.  289 ;  1  Swift, 
138. 


leased  the  quarry,  devised  it  to  his  son,  and  directed,  "that  the  rents  arising  from  tlie  quarry  be 
appUed  tij  discharge  the  incumbrances  on  the  same."  Held,  the  rents  due  at  tlie  testator's 
death  passed  to  the  sou  of  the  deceased,  for  the  purpose  of  paying  the  incumbrances. 
Emery  v.  Ovvings,  6  Gill,  191. 

The  above  clause  of  the  will  did  not  separate  the  rents  from  tlie  reversion.     lb. 

Held,  also,  that  if  the  application  of  the  rents  hid  been  directed  to  the  payment  of  the 
testator's  debts,  irrespective  of  tlie  lands  out  of  which  they  issued,  the  implication  of  a  devise 
of  the  rents  to  the  testator's  executor  could  not  have  sufficed.     lb. 

.^^(a)  A  testator  devised  his  "'  property,"  and  referred  to  the  income  by  the  words  "  dividends  " 
and  ■'  interest."  Held,  his  real  estate  was  included  in  the  word  "  property,"  nolwilhstaad- 
Ing  the  use  of  the  other  words.     Morrison  v.  Hoppe,  5  Eng.  Law  &  Eq.  199. 
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no  real  estate  was  thus  previously  given,  the  wife  did  not  take  the  re- 
version of  the  jointure  hinds. (1) 

60.  Devise,  "all  ray  freehold  lands,  &c.,  with  the  messuages,  &c.,  in 
the  town  of  L  ;  and  all  other  the  rest,  residue  and  remainder  of  my  estate, 
consisting  in  money,  plate,  &c.,  leases,  judgments,  &c.,  to  A  and  her 
assigns  forever."  Held,  the  enumeration  of  articles  of  personal  pro- 
perty, and  the  express  mention  of  one  parcel  of  real  estate,  precluded 
the  application  of  these  words  to  any  other.(2) 

■  61.  A  testator  bequeaths  articles  of  furniture,  and  other  personal 
property,  and  proceeds  to  "give  and  bequeath  to  A  all  the  residue  of 
m}^  furniture  and  estate,"  &c.  The  testator  was  in  possession  of  per- 
sonal articles,  not  included  in  the  specific  bequest.  Held,  the  real  es- 
tate did  not  pass  by  the  will.(3)(a) 

62.  With  regard  to  the  terras  of  description  of  property  devised, 
there  seems  to  be  no  material  difference  between  the  rules  of  law  as  to 
devises,  and  those,  alread}^  stated,  relating  to  deeds.  These  are  sub- 
stantially, that  where  the  propert}^  is  first  specifically  described,  erro- 
neous words  of  addition  will  not  affect  the  devise  ;  but  where  the  first 
description  is  general,  it  may  be  restricted  or  explained  by  additional 
words.(i) 

63.  Devise  of  "  the  house  or  tenement  wherein  W  dwelleth,  called 
the  WJiite  Swa'n,  in  Old  Street."  W  occupied  the  alley  of  the  house, 
and  three  upper  rooms.  Held,  the  whole  house  passed.  Otherwise, 
it  seems,  if  the  devise  had  been  merelj'  of  "the  house  wherein  W 
dwells."(4) 

64.  Devise  of  lands  lying  in  the  parish  of  B,  and  in  a  street  there 
called  C  street.  There  was  no  such  parish  as  B,  but  the  testator  owned 
land  in  B  street.     Held,  a  good  devise.(5) 

65.  Devise  of  "  all  my  lands  in  B,  in  the  county  of  S,  in  the  pos- 
session of  J  A."  The  testator  had  no  lands  in  S,  but  he  had  lands 
in  possession  of  J  A,  at  B,  in  the  county  of  H.  Held,  these  lands 
passed.(6) 

QQ.  Devise  of  "  all  the  manors,  &c.,  advoiusoiis,  farms,  &e,,  in  the 
county  of  H,  for  the  purchase  whereof  I  have  already  contracted  and 
agreed."  The  testator  owned  one  advowson  in  this  county,  and  had 
contracted  for  another.     Held,  (in  reversal  of  the  judgment  of  the  C. 

(1)  Markant  v.  Twisden,  1  Abr.  Eq.  211.      I      (4)  Chamberlaiiie  v.  Turner,  Cro.  Cor.  129; 

(2)  Timewell  v.  Perkins,  2  Atk.  102  ;  Cam-    Blague  v.  Gold,  Cro.  Car.  447.     See  ante,  ch. 
field  V.  Gilbert,  3  E.  516;  Goodtiile  v.  Miles,    84,  "sec   127,  n 


6  E.  494;  Doe  v.  Weatherby,  11,  322  ;   Wil- 
liam V.  Tiiomas,  12,  141. 

(3)  BuUard  v.  Goffe,  20  Pick.  252. 


(5)  Paoy  V.  Knolls,  Brown! .  131. 

(6)  Hastead  v.  Searle,  1  Ld.  Raym  723. 


(a)  After  various  bequests  of  furniture  and  chattels,  a  will  proceeded  to  "give  and  be- 
queath to  B  all  the  residue  of  my  furniture  and  estate,  wliatever  and  wherever  it  may  be." 
No  other  property  was  described  in  the  will  but  personal  chattels,  nor  were  tliere  any  words 
showing  an  intention  of  disposing  of  the  testatrix's  wl'ole  property.  There  were  also  some 
articles  of  furniture  and  other  personal  property,  not  specilically  disposed  of  Held,  the  real 
estate  did  not  pass.     BuUard  v.  GofTe,  20  Pick.  252. 

(b)  See  Harris  v.  Harris,  1  Met.  400.  Words  of  description  following  a  general  devise 
will  not  be  construed  as  restrictive,  where  tliey  would  tiius  render  such  devise  inoperative, 
and  where  they  may  be  rejected  as  a  false  demonstration.  Campton  v.  Carpenter,  1  Eng.  L. 
&  Equ.  307. 
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G.  P.)  that  tlie  former  as  well  as  the  latter  passed,  the  word  used  being 
plural.     (Lord  Chancellor  Apsley  and  Lord  Camden  dissenting.(l) 

67.  Devise  of  a  farm  "in  the  tenure  and  occ-upation  of  A.^'  A  part 
of  the  farm  was  not  occupied  by  A.     Held,  the  whole  farm  passed. (2) 

67  a.  A  devised  to  the  lawful  heirs  of  his  son  B,  all  the  lands  and 
real  estate,  situated  in  the  county  of  Berkshire,  which  descended  to 
him  as  the  heir-at-law  of  his  father.  One  of  the  heirs  dying,  and 
her  share  descending  to  her  father,  B,  he  made  a  conveyance  to  C,  in 
the  following  terms,  namel}^  "all  right,  title  and  interest,  that  I  have, 
or  ought  to  have,  to  a  tract  or  parcel  of  land  situated  in  Great  Barring- 
ton,  being  the  same  that  was  lequeaihed  hy  my  faihei\  J.,  deceased^  to  my 
children.''''  Held,  that  these  terms  were  not  sufficient  to  pass  an  estate  in 
Sheffield,  although  A  possessed  an  estate  there,  which  was  included  in 
the  devise  to  the  children  of  the  grantor.(3) 

68.  Words,  technically  applicable  only  to  a  kind  of  property  which 
the  testator  did  not  own,  may  be  applied  to  such  as  he  did  own.  Thus, 
the  manor  of  A  may  pass  a  fee-farm  rent  issuing  therefrom.  Freehold 
houses  in  A  may  pass  leasehold  houses.  It  was  formerly  held  that  such 
construction  will  not  be  given,  where  the  testator  had  property  of  a 
kind  which  strictly  satisfies  the  terms  of  the  devise.  Thus,  "  messuages, 
lands,  tenements,  hereditaments  and  real  estate,"  &c.,  will  not  pass  a 
mortgage  for  years,  or  an  extended  interest,  where  the  testator  owned 
lands  in  fee  also,  and  a  subsequent  clause  of  the  will  disposes  of  the 
"rest,  &c.,  of  his i^ersonal  estate,''^  mortgages,  &c.  But  in  late  cases  this 
doctrine  has  been  ascribed  to  the  old  idea  of  the  dignity  of  the  freehold, 
and  declared  to  be  now  unsatisfactory.  Thus,  where  the  leasehold 
property  was  perpetually  renewable,  and  was  with  difficulty  to  be  dis- 
tinguished from  freehold  by  reason  of  unity  of  possession,  and  the 
words  "possessed  of  or  interested  in"  v/ere  used  in  the  devise,  it  was 
held,  that  the  words  "  messuages,  lands  and  tenements,"  though  one 
of  the  limitations  was  made  io  heirs ^  passed  the  freehold  estate.  So  the 
words  "  manors,  lands,  tenements,  mines  of  coal  and  lead,  rents  and 
hereditaments,"  have  been  held  to  pass  leasehold  property,  the  terras 
of  the  residuary  clause  being  favorable  to  this  construction.  So  where 
a  testator,  seized  of  tithes  in  tee,  and  having  others  for  years,  perpetually 
renewable,  devised  "all  his  lands,  tenements,  tithes,^'  &c,  it  was  held 
that  the  leasehold  tithes  passed  by  the  will.  There  are  other  cases, 
however,  where  the  old  rule  has  been  adhered  to.  Thus,  where  one 
having  freehold  estates,  and  two  terms,  devised  "all  his  manors,  and 
all  and  every  his  several  messuages,  lands,  tenements  and  heredita- 
ments, &c.,  which  he  was  seized  of,  interested  in,  or  entitled  to,  &c.,  to 
his  son  for  life,  with  impeachment  for  all  wilful  waste,  then  to  the  heirs 
of  his  body  ;"  held,  there  being  no  other  clause  indicating  an  intent  to 
include  the  terms,  they  did  not  pass.  But  it  has  been  held,  that  where 
there  was  a  devise  of ""  manors,  messuages,  houses,  farms,  &c.,  heredita- 
ments, and  real  estate,"  with  limitations  peculiarly  applicable  to  real 
estate,  followed  by  a  disposition  of  all  the  rest  and  residue  of  "  ready 
money,  rents,  &c.,  and  personal  estate;"  a  part  of  a  farm  immemorially 


(1)  Hill  "J.  St.  John,  Cowp.  94 ;  2  Bl.  R. 
930  ;  3  Bro.  Pari.  375.  See  Lincoln  v.  Arce- 
deckue,  1  Coll.  98. 

(2)  Paul  V.  Paul,  2  Burr.  1089 ;  1  Bl.  R. 
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255.    (See  Doe  v.  Roe,  1  Wend.  541 ;  1  Harr. 
&  Woll.  439.) 

(3)  King  V.  Little,  1  Cush.  436. 
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held  by  a  renewable  church  lease,  in  connection  with  another  part  of 
the  farm,  which  was  a  freehold,  passed  under  the  former  clause ;  the 
intention  being  clear  to  give  all  the  landed  propertj^  by  the  former, 
and  all  the  personal  b}'  the  latter  clause,  and  the  word  farms  being 
strictly  applicable  to  a  tenancy.  Bat  in  a  still  later  case  in  Chancer}^, 
where  the  devise  was  of  "all  manors,"  &c.,  tenements  and  heredita- 
ments," to  trustees  and  their  heirs,  to  the  use  of  sons  in  tail,  &c.,  re- 
mainder over,  and  a  subsequent  bequest  of  personalty  ;  it  was  held, 
that  the  rule  established  in  Rose  v.  Bartlelt,  (Cro.  Car.  292,)  must  be 
adhered  to,  and  that  short  terms  held  by  the  testator,  unconnected  with 
any  freehold  interest,  did  not  pass  by  the  former  clause,(l) 

69.  Reversionary  estates  will  pass  by  devise  under  a  general  clause, 
where  an  intention  appears  to  dispose  of  the  testator's  whole  property. 
Thus,  if  land  be  devised  for  years,  the  reversion  of  such  land  will  pass 
under  a  residuary  disposition  of  "  the  rest  of  my  lands,"  or  "  all  my  lands 
not  devised. "(2)  So  a  reversion  passes  under  the  terms  "lands,  tene- 
ments and  hereditaments,"  or  "  all  my  lands  out  of  settlement^^^  or  "  not 
by  me  formerly  settled,"  &c.(3)  General  residuary  words  will  carry  a 
reversion,  unless  expressly  excepted,  or  unless  there  is  a  manifest  in- 
tent to  the  contrary;  as  where  the  residuary  property  is  to  be  sold 
immediately  for  payment  of  funeral  expenses,  and  the  reversion  is  ex- 
pectant upon  an  estate  tail,  and  therefore  not  saleable. (-i) 

70.  By  what  terms  in  a  will  mortgages  will  pass,  is  a  subject  of  va- 
rious and  conflicting  decisions.(a)  It  was  formerly  held,  that  "all  my 
mortgages"'  would  pass  mortgages  of  real  estate  ;  but  afterwards,  that 
these  terms  embraced  only  mortgages  for  years^  especially  where  a 
mortgage  in  fee  was  forfeited,  the  devi.se  connected  with  a  disposition 
of  chattels,  and  the  word  possessed  used.  But  a  mortgage  in  fee  has 
been  held  to  pass  under  a  devise  of  "all  the  residue  of  my  estate,"  to 
A ;  the  testator  having  had  both  lands  and  mortgages,  and  devised  all 
the  former  to  B,  and  given  several  legacies.  The  modern  doctrine  is, 
however,  that  mortgages,  though  forfeited,  do  not  pass  under  a  devise 
made  in  terms  which  are  peculiarly  applicable  to  real  estate,  if  the  tes- 
tator had  other  property  v/hich  satisfies  those  terms.     Otherwise,  if  he 


(1)  Incliley  v.  Rohinsoii,  3  Leon.  165  ;  Dav 
V.  TrifT,  1  P.  Wms.  286 ;  Davis  v.  Gibb.s,  3  P. 
Wms.  26;  Addis  v.  Cleinenl,  2  P.  Wms.  456; 
Lowther  f.  Cavendish,  Anib.  356;  Turner  v. 
Busier,  1  Bro.  78;  Knotsfoni  v.  Gardiner,  2 
Atk.  450;  Pistol  v.  Ri<jcardson,  1  H.  Bl.  26, 
n. ;  Lane  v.  Stanhope,  6  T.  R.  i545 :  Tiioni[j- 
son  v..  Lawley,  5  Ves.  476;  (Edwards  v. 
Barnes,  2  Bintr  N.  R.  252 ;  Doe  v.  Llewejiiii, 
2  C.  M.  &  R.  503 ;  Cursham  v.  Newiaiid,  459, 
n. ;  2  Sou,  113.) 

(2)  Wheeler  z;.  Walroone,  Aleyn,  28;  3  P. 
Wins  63,  n.  ]-: ;  Cooke  v.  Gerrard,  1  Lev.  212  ; 
Rook  V.  Rook,  2  Vern.  461  ;  Willows  v.  Lyd- 
cot,  2  Vent.  235 ;  Lydcott  v  Willows^  3 
Mod   229. 


(3)  Dalby  v.  Champernoon,  Skin.  631; 
Falkland  w  Lytton,  3  Bro.  Pari  24;  Strode 
V.  Russell,  2  Vern.  621;  Chester  i'.  Chester, 
3  P.  Wins.  56;  Glover  v  Spendlove,  4  Bro. 
337:  Freeman  «.  Chando.s,  Covvp.  363;  At- 
kyns  V.  Atkyns,  Covvp  808 ;  3  Bro.  Pari. 
408;  Doev  Meakin,  1  E.  456.  But  see  Ken- 
non  V.  M' Roberts,  1  Wash.  112. 

(+)  Goodright  v.  Downshire,  2  Bos.  &  P. 
600;  Doe  V.  Weathcrby.  11  E.  322;  Teatt  v. 
Strong,  2  Burr.  912;  3  Bro.  Pari.  219;  Roo 
V.  Avis,  4  T.  R.  605;  Mostyn  v.  Champneys, 
1  Bing.  N.  R.  341 ;  Doe  v.  Thomas,  1  Scott 
N.  359. 


(a)  Devise,  "of  all  my  real  and  personal  estate,  after  payment  of  debts  and  funeral  expen- 
ses." Held,  not  to  include  mortgages  in  fee,  made  to  the  testator.  Doe  v.  Lightfoot,  8 
Mecs.  &  W.  533. 
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had  not.     Thus,  in  such  case,  "  all  his  freehold  messuages,  and  garden 
grounds  at  A,"  will  pass  a  mortgage.(i)(a) 

71.  With  regard  to  trust  estates,  the  general  rule  seems  to  be  settled, 
that  thej  will  pass  by  the  usual  general  words  in  a  will  passing  other 
estates,  unless  it  is  to  be  collected  from  the  expressions  in  tlje  will,  or 
the  purposes  and  objects  of  the  testator,  that  he  intended  otherwise.(2) 

72.  Equities  of  redemption  pass  by  the  same  words  as  other  real 
estates,(8)(Z>)  • 


CHAPTER   XCVII. 


EXECUTORY  DEVISES. 


1.  The  subject  of  executory  devises  is  one  of  much  importance,  as 
well  as  much  intricacy  and  difficulty.  It  is  nearl}^  allied,  however,  to 
that  o^  contingent  remainders^  and  has  been  therefore  incidentally  noticed 
to  some  extent  in  the  former  volume,  in  connection  with  the  latter  title, 
(pp.  518  &  seqii.)  It  has  also  been  noticed  in  the  same  way  in  that 
volume,  in  treating  of  the  words  necessary  to  create  estates,  (pp.  622  & 
sequ.)  It  may  be  further  remarked,  that  the  decisions  in  the  books, 
relating  to  executory  devises,  though  very  numerous,  involve  compa- 
ratively few  dhtmQt  principles,  and  turn  for  the  most  part  upon  the 
particular  phraseology  made  use  of  in  each  case.  For  these  reasons, 
the  subject  will  be  treated  more  concisely  than  most  of  the  topics 
which  have  been  considered  in  the  present  work. 

2.  An  executor}'  devise,  is  a  limitation  b}''  will  of  a  future  contin- 
gent interest  in  lands,  contrarj'-  to  the  rules  of  limitation  of  contingent 
estates  in  conveyances  at  law.  If  the  limitation  conforms  to  the  rules 
regulating  contingent  remainders,  it  is  a  remainder,  not  an  executory 
devise.  This  is  the  construction  wherever  a  remainder  is  limited  upon 
a  preceding  freehold.(-i) 

3.  An  executory  devise  is  not  a  mere  possihility,  but  a  certain  and 
substantial  interest  and  estate.     It  is  a  stable  and  unalienable  interest, 


(1)  "Wilkinson  v.  Merryland,  Cro.  Car.  447  ; 
Winn  V  Littleton,  1  Veru.  3;  Strode  v.  Rus- 
sell, 2  Yern.  621 :  Casborne  v.  Searfe,  1  Atk. 
€05;  Clarke  v.  Abbot,  2  Abr.  Eq.  606;  Bal- 
lard V.  Carter,  5  Pick.  112.  See  Hyde  v.  Bald- 
win, 17  Pick.  303. 

(2)  Jackson  v.  Delancy,  13  John.  555  ;  Co. 


Lit.  205  &n. ;  Atty.  &c.  v.  Buller,  5  Yes.  339  ; 
Braybroke  v.  Inskip,  8,  417  ;  Roe  v.  Reads, 
8  T.  R.  118.  See  Bainbrid^e  v.  Asliburton, 
2  Y.  &  Coll.  347. 

(3)  Philips  V.  Hele,  1  Cha.  R.  101. 

(4)  4  Kent,  263 ;  Doe  v.   liovgM\,  3  T.  R. 
763. 


(a)  The  following  devise,  "I  leave  my  wife,  R.  H.,  to  receive  all  moneys  upon  mortgaares," 
gives  tlie  wife  the  legal  estate  in  the  mortgaged  premises.  Guest  v.  Bennett,  5  Erig.  Law 
and  Eq.  536. 

A  testatrix  devised  two  lots  of  land,  describing  them,  which  lots  she  had  sold  and  con- 
veyed previous  to  making  the  will,  and  then  held  bonds  and  mortgages  thereon  for  the  un- 
paid purchase  money.  Held,  the  bonds  and  mortgages  passed  to  the  devisee.  Woods  v. 
Moore,  4  Sandf.  579. 

{b)  In  Massachusetts,  a  testator,  at  the  time  of  making  his  will,  before  the  Revised  Stat- 
utes took  effect  (which  enable  a  testator  to  devise  after-purchased  lands)  held  land  in  mort- 
gage. He  devised  all  his  real  estates,  an  ■■  afterwards  foreclosed  t'le  mortgage.  Held,  the 
mortgaged  land  did  not  pass.  Brigham  v.  Winchester,  I  I*let.  390.  See  further  as  to  the 
subjects  of  this  chapter,  5  Wend.  224;  9  Pick.  293  ;  14,  399;  12,  436;  Allen  v.  Richards, 
5,  512 ;  2  Ohio,  386 ;  5  Nev.  &  M.  391. 
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or  a  species  of  entailed  estate,  to  the  extent  of  the  authorized  period  of 
limitation. (1) 

4.  It  is  said,  that  a  few  imperfect  examples  of  executory  devises  have 
been  gleaned  from  the  oldest  authorities  ;  but  this  species  of  limitation 
may  be  considered  as  having  arisen  since  the  statute  of  uses  and  of 
wills.(2)  It  was  first  decided  in  Pells  v.  Brown,{S)  that  a  fee  might  be 
limited  upon  a  fee  in  this  form,  and  should  not  be  subject  to  a  common 
recovery.  The  contingency,  however,  was  restricted  to  the  duration  of 
one  life,  and  Doddridge,  J.,  dissented,  on  the  ground  of  discouraging 
perpetuities.  In  subsequent  cases,(4)  the  principle  was  extended  to 
several  lives  in  being  at  the  same  time,  upon  the  ground  that  they  were 
all  wearing  out  at  once,  or  all  the  caudles  lighted  together. 

5.  In  the  great  case  of  the  Duke  of  Norfolk,(5)  the  judges,  who 
were  called  in  to  aid  Lord  Chancellor  Nottingham,  held  a  limita- 
tion of  a  term  after  an  estate  tail  to  be  invaUd,  as  creating  a  perpe- 
tuity ;  but  the  Chancellor  maintained  a  different  doctrine,  which  was 
affirmed  in  the  House  of  Lords.  This  case  led  to  the  practice  of  a 
strict  settlement  of  terms  by  executory  devise,  for  lives  in  being  and 
twenty-one  years  afterwards.  Other  cases  restricted  the  period  to 
lives  in  being,  and,  in  one,  the  addition  even  of  one  year  was  expressly 
disallowed ;  but  this  decree  was  reversed. (6)  Another  case(7)  ex- 
tended the  right  to  a  posthumous  child  ;  although  Chief  Justice  Treby 
dissented,  and  held  to  the  restriction  to  one  life.  The  doctrine  was 
finally  settled,  that  a  limitation  may  be  made  to  depend  upon  lives  in 
being,  and  reach  twenty- one  years  afterwards,  an  extension  designed  to 
meet  the  exigency  of  a  child's  minority;  with  the  addition  of  several 
months,  to  reach  the  case  of  a  posthumous  child. (8)  In  a  late  case,(9) 
it  is  held,  that  the  additional  period  of  twenty-one  years  is  allowable, 
without  reference  to  the  minority  of  any  party  interested. 

6.  Devise  to  trustees,  in  trust  for  the  wife  for  life,  then  for  the  grand- 
children of  B,  in  equal  proportions,  when  they  should  attain  the  age  of 
twenty-five  years.  The  wife  of  B  survived  the  testator.  The  wife 
died  ;  eight  grandchildren  survived  her,  and  several  were  born  after- 
wards. Held,  the  devise  was  not  void  for- remoteness,  but  the  grand- 
children born  after  the  wife's  death  took  nothing.(19) 

7.  In  New  York,  by  the  Revised  Statutes,(ll)  the  absolute  power  of 
alienation  cannot  be  suspended  beyond  the  lives  in  being  at  the  creation 
of  the  estate,  except  in  case  of  a  contingent  remainder  in  fee,  which 
may  be  limited  upon  a  prior  remainder  in  fee,  to  take  effect  in  case  the 
former  rrrnainder-mcn  shall  be  under  age,  or  upon  any  other  contin- 
gency by  which  the  estate  of  the  former  remainder-men  may  be  deter- 
mined during  minority.  Chancellor  Kent  says,(12)  these  statutes  have 
destroyed  the  distinction  between  contingent  remainders  and  executory 


(1)  4  Kent,  203-70. 

(2)4  Kent,  261;  Thellusson  v.  Woodford, 
4  Ves.  249-204. 

(3)  Cro.  ,J;ic.  590. 

(4)  Sriowo  w.  Culler,  1  Lev.  1.35;  Goring?;. 
BicUerstalle,  PollexP.  31. 

(5)  3  Cha.  Cas.  1;   Pollexf.  223. 

(G)  Scattervvood  V.  Edge,  1  Salk.  229;  12 
Mod.  278  ;  Uoyd  v.  Carow,  Prec.  in  Cha.  72 ; 
Shower,  137. 


(7)  Luddington  v.  Kime,  1  Ld.  Raym.  203. 

(8)  Stephens  v.  Stephens,  2  Barn.  K.  B. 
375;  Cas.  Temp.  Tal.  288;  Atkinson  v. 
Hutchinson,  3  P.  Wms.  258. 

(9)  Cadcll  V.  Pahner,  1  Clark  &  Fin.  373 ; 
10  Bing.  140. 

(10)  Kevcrn  v.  Williams,  5  Sim.  171. 

(11)  1,  723.  See  Vail  v.  Vail,  7  Barb.  226; 
Tator  V.  Tator,  4,  431. 

(12)  4  Kent,  271-283. 
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devises,  which  may  now  alike  be  created  by  grant  or  by  wilh     They 
are  also  alike  applicable  to  real  and  to  personal  property. 

8.  A  trust  estate,  limited  to  the  minority  of  two  or  more  infants  in 
being,  and  having  an  interest  therein,  may  be  valid  ;  for  such  limita-  • 
tion  cannot  suspend  the  power  of  alienation  for  more  than  twenty- 
one  years,  and  the  short  subsequent  period  allowed  for  a  posthumous 
child.(l) 

9.  Devise  to  trustees  in  fee,  in  trust  to  receive  the  rents  and  profits, 
and  pay  over  and  divide  the  same  equally  between  twelve  nephews  and 
nieces,  and  the  survivors  and  survivor  of  them,  for  their  respective 
lives;  and  after  their  deaths,  remainder  in  fee  to  the  children  of  them 
living,  and  the  children  of  those  dead  jier  stirpes.  The  effect  of  this 
limitation  was,  that  the  trustees  could  not  sell  the  estate,  (being  pro- 
hibited by  the  provisions  of  the  Revised  Statutes  as  to  trusts.)(2) 

10.  There  are  two  kinds  of  executorj'-  devises  relative  to  real  estate, 
and  a  third  relative  to  personal  estate.  1.  Where  the  devisor  parts 
with  his  whole  estate,  but  upon  some  contingency  qualifies  the  disposi- 
tion of  it,  and  limits  an  estate  on  that  contingency.  Thus,  if  there  is 
a  devise  to  A  for  life,  remainder  to  B  in  fee,  provided  that  if  withia 
three  months  from  the  death  of  A,  C  pay  B  a  certain  sum,  then  to  0 
in  fee ;  this  is  an  executory  devise  to  C,  and  if  he  dies  living  A,  his 
heir  may  claim  it.(a)  2.  Adhere  one  devises  a  future  contingent  in- 
terest, leaving  the  fee  in  the  meantime  undisposed  of.  8.  Although 
formerly  held  otherwise,  it  is  now  settled  that  there  may  be  a  valid 

.  executory  bequest  of  a  term  for  years,  even  to  a  person  not  in  esse,  and 
the  first  taker  has  no  control  of  it  beyond  his  own  life.(3) 

11.  The  distinctions  between  an  executory  devise  and  a  contingent 
remainder,  are,  first,  that  by  the  former  a  fee  may  he  limited  upon  a  fee  ; 
and,  secondly,  that  by  executory  devise,  a  freehold  estate  may  be  limited 
infidaro^  with  no  preceding  estate  to  support  it ;  neither  of  which,  as 
has  been  seen, (4)  can  be  done  in  case  of  remainder.(6) 

12.  An  executory  devise  must  be  wholly  beyond  the  control  of  the 
party  who  has  the  preceding  estate.  Hence,  any  expressions  in  the 
prior  limitation,  which  imply  a  power  in  the  prior  devisee  to  dispose  of 
the  whole  estate,  render  the  executory  devise  void.  As  where  the  es- 
tate is  devised  to  A  in  fee,  and  if  he  dies  possessed  ih.Qre,o^^  to  B  ;  or  where 
the  devise  over  is  of  property  Avhich  A  shall  leave.(p) 


(1)  4  Kent,  271,  n.;  Hawley  v.  James,  N. 
Y.  July,  1835. 

(2)  1  Rev.  St.  730. 

(8)  4  Kent.  268-9 ;  1  Salk.  229  ;  Marks  v. 
Marks,  10  Mod.  419  ;  Bate  v.  Amherst,  T. 
Raym.  82 ;   1  Eq.  Cas.  Abr.  191,  pi.  2. 


(4)  Vol.  I,  Remainder.  See  Morgan  ». 
Morgan,  5  Day,  517. 

(5)  Jaeksoti  v.  Bull,  10  John.  19;  Atty. 
Gen.  V.  Hall,  Fitzg.  314;  Ide  v.  Ide,  5  Mass. 
500;  Jackson  v.  Robin,  16  John.  537. 


(a)  But  for  the  provision  that  C  is  to  take  after  A's  death,  this  might  be  a  good  contingent 
remainder. 

{b)  Devise  to  a  daughter,  her  heirs  and  assigns,  "  if  any  of  my  daughters  die  without  heirs 
of  their  body,  their  part  to  be  equally  divided  between  tiie  survivors  of  them  and  my  grand- 
children, counting  A's  children  as  one,  and  B's  children  as  one."  Held,  an  executory  devise 
to  the  grandchildren  and  surviving  daughters,  and  not  a  remainder  which  could  be  barred  by 
the  first  taker;  and  that  the  devise  over  to  the  grandchildren  was  subject  to  no  contingency 
of  survivorship,  but  vested  in  those  living  at  the  testator's  death,  and  passed  by  descent  upoa 
their  death,  living  the  first  devisee.     Johnson  v.  Currin,  10  Barr,  498. 

Devise  to  a  wife  "  during  her  natural  life  and  at  lier  decease  to  be  left  to  my  son  A."  The 
estate  vests  immediately  in  the  son,  as  an  executory  devise.  Eavley  v.  G-ilmer,  12  Alab.  141. 
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13.  An  executory  devise  cannot  be  divested,  in  England,  even  by  a 
feoffment ;  nor,  if  expectant  upon  a  fee,  by  a  recovery.  Otherwise, 
wliere  the  prior  limitation  is  in  tail.(l) 

14.  Subsequent  circumstances  may  change  an  executoiy  devise  into 
a  remainder.(2) 

15.  If  an  executory  devise  be  limited  upon  the  death  of  a  party  with- 
out heirs  or  issue^  or  on  failure  of  issue,  or  without  having  issue,  it  cannot 
take  effect  till  after  an  indefinite  failure  of  issue,  and  is  therefore  void  as 
being  too  remote.  But  a  limitation  on  failure  of  issue  of  the  first  taker, 
livin//  at  his  death,  is  valid,  because  the  contingency  terminates  at  such 
death.  Whether  the  above  or  similar  expressions  are  to  receive  the  one 
or  the  other  of  these  constructions,  is  a  question  upon  which  a  great 
number  of  cases  both  in  England  and  in  the  United  States  have  turned. 
Failure  of  issue  is  said  to  be  either  definite  or  indefinite :  the  former,  when 
the  will  fixes  a  certain  time  for  such  failure,  as,  for  instance,  oiissue  liv- 
ing at  A's  death  ;  the  latter,  when  no  time  is  fixed,  but  the  contingency 
continues  so  long  as  A  has  any  'issue  or  descendants ;  and  this  is  void  as 
di2^erpetuity.  A  devise  in  fee,  remainder  over  upon  indefinite  failure  of 
issue,  is  an  estate  tail.  But  as  entailments  are  discouraged  by  the  law, 
the  courts  have  in  many  cases  leaned  against  this  construction  of  a  de- 
vise, though  conformable  to  the  intent,  and  held  the  failure  of  issue  re- 
ferred to,  to  be  at  the  death  of  the  first  taker.  The  current  of  authori- 
ties is,  however,  in  favor  of  an  estate  tail,  especially  where  the  expres- 
sion "lav/ful  issue,"  is  used,  upon  the  ground  that  in  no  other  way  can 
the  estate  pass  to  the  issue  for  an  indefinite  period.  Thus,  a  devise  to 
A,  and,  if  she  die  without  issue,  to  B,  gives  an  estate  tail  to  the  issue  of 
A.  So  a  devise  to  a  son  and  daughter  in  fee,  but,  if  they  should  hap- 
pen to  die  without  having  any  child  or  issue  lawfully  begotten,  remain- 
der over,  gives  the  son,  &c.,  an  estate  tail.  So  where  there  was  a  de- 
vise to  the  sons,  and,  if  either  should  die  without  lawful  issue,  his  part 
to  be  divided  among  the  survivors,  held,  the  land  given  to  each  son 
should  be  enjoyed  by  his  family,  so  long  as  any  branch  of  it  remained, 
but  that  the  right  of  the  others  to  take  his  share  did  not  depend  upon 
his  dying  without  a  child   living  at  that  time.{3){a)     The  English  rule 

(1)  Pells  V.  Brown,  Cro.  Jac.  590.  l  case,  9  Co.  121 ;  Hope  v.  Taylor,  Burr.  268 ; 

(2)  Doe  V.  Howell,  10  Barn.  &  Cr.  230.         |  Doe  v.  Fonnereau,  Doug.  504  ;  Bartow  v.  Sal- 

(3)  .Jeffery  v.  Sprigge,  1  Cox,  62  ;  Pleydell  j  ter,  17  Ves.  479  ;  King  v.  Rumliail,  Cro.  Jac. 
V.  Pleydell,  1  P.  Wms  750;  Tenny  v.  Agar,  '448:  Brice  v.  Smith,  Willes,  1;  Doe  v.  Wal- 
12  K.  253;  Bells  v.  Gillespie,  5  Rand.  273;  jker,'2  Mann.  &  G.  113.  See  Lovett  v.  Buloid, 
Caskey  v.  Brewer,  17  S.  &  R.  441 ;  Sonday's  Is  Barb.  Ch.   137. 

(a)  Whether,  where  a  devise  is  made  to  A  in  fee,  and,  if  he  should  die  and  have  no  male 
issue,  then  over,  the  limitation  over  is  void  by  way  of  executory  devise,  on  account  of  its  re- 
moteness, quare?     Bell  v.  Scammon,  15  N.  H.  381. 

If  the  words  importing  a  failure  of  issue  are  restrained  to  issue  living  at  the  death  of  the 
first  taker,  the  limitation  over  is  gpod.     lb. 

Tiio  words  arc  thus  restrained,  when  the  death  of  the  first  taker  is  confined  toa  given  age. 
And,  where  there  was  a  devise  in  fee,  but,  if  the  devisee  "should  die  before  lie  arrives  to 
the  ago  of  twetjty-seven  years,  and  have  no  male  issue,"  then  over;  the  limitation  over  was 
held  valid.     lb. 

And  where  a  testator  devised  to  his  son  in  fee,  but  if  he  should  die  before  he  arrived  at  the 
age  of  tweiity-.seven  years,  aiid  have  no  male  issue,  then  that  the  testator's  daughters  -should 
have  two-third  parts  of  the  land,  and  his  son's  heirs  the  remaining  third  part;  held,  the  limi- 
tation over  to  the  daughters  was  valid,  because  the  testator,  by  referring  to  the  heirs  of  his 
son,  meant  to  designate  his  death  as  the  period  when  the  limitation  to  the  daughters  should 
take  effect,  and  thus  the  failure  of  issue  was  restrained  to  issue  living  at  the  death  of  the  first 
taker.    lb. 
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upon  this  point  is  generally  adopted  in  tliis  countiy,  though  perhaps 
subject  to  modification  by  peculiar  addition;il  expressions  in  the\vill.(l) 
The  construction  is  in  general  the  same,  in  Englam!,  though  the  terms 
of  the  contingency  are  "without  hearuig  issue,"  or,  in  case  of  a  devise 
to  two  or  more,  that  "if  either  should  die  without  issue,  the  survivor 
should  take."(2)  But  if  the  limitation  over  is  upon  the  first  taker's  dy- 
ing "without  issue  living,^''  or,  "without  leaving  issue  hehiyid  him  ;^^ 
this  is  an  executory  devise,  which  takes  effect  upon  his  dying  without 
children  ai  his  death.{S)  And  in  Connecticut,  the  same  construction  has 
been  given,  where  the  limitation  was  upon  the  party's  "  dying  without 
children,''''  and  to  his  brothers.  So  in  New  Jersey,  where  the  devise  was, 
if  any  of  the  children  should  "die  without  issue  alive,"  to  the  survivors. 
So  in  New  York  and  in  the  United  States  Supreme  Court,  where  the 
words  were  "•  without  lawful  issue,"  then  to  the  survivor.(4) 

16.  In  Virginia,  by  Statute  of  1819,  a  limitation,  made  upon  the 
death  of  a  person  without  heirs,  heirs  of  the  body,  issue,  or  issue  of  the 
body,  takes  effect  upon  his  dying  without  heirs  or  issue  living  at  that 
time,  or  born  within  ten  months  thereafter.{5) 

17.  In  New  York,  by  the  Revised  Statutes,  a  remainder  in  fee,  limit- 
ed upon  an  estate  which  would  be  a  fee  tail  in  England,  makes  a  con- 
tingent limitation  upon  a  fee,  and  takes  effect  upon  the  party's  death 
without  issue,  then  living;  and  a  death  without  heirs,  issue,  &c.,  means 
that  they  should  be  living  ai  that  time.  But  a  posthumous  child  takes 
like  others.(6)(a) 


(1)  Ide  V.  Ide,  5  Mass.  500 ;  Dallam  v.  Dall- 
am, 7  Harr.  &  J.  220 ;  Newton  v.  Griffith,  1 
Harr.  &  G-.  Ill;  Sjdnor  v.  Sydnor,  2  Munf. 
269 ;  Hill  v.  Burrow,  3  Call,  342 ;  Bells  v. 
Gillespie,  5  Rand.  273 ;  Broaddus  v.  Turner, 
308  ;  Denn  v.  Wood,  Cam.  &  Nor.  202 ;  Cru- 
ger  V.  Hay  ward,  2  Desaus.  94;  Irwin  u.  Dun- 
woody,  17  S.  &  R.  61;  lb.  441;  Paterson  w. 
Ellis,"  11  Wend.  259. 

(2)  Forth  V.  Chapman,  1  P.  Wms.  663  ;  Den 
V.  Shenton,  2  Chit.  662  ;  Romilly  v  James,  6 
Taun.  263  ;  Daintry  «.  Daintry,  6  T.  R.  307  ; 
Carr  v.  Porter,  1  McCord's  Clia.  60 ;  Newton 
V.  Griffitli,  1  Harr.  &  G.  Ill;  Carr  z;.  Green, 
2  McCord,  66-75;  Ghadock  v.  Cowly,  Cro. 
Jac.  695 ;  Bells   v.   Gillespie,   5    Rand.  273. 


But  see  Ranelaoh    v.    Ranelagh,  2  My.  &  K. 
441 ;  Den  v.  Cox,  3  Dev.  394. 

(3)  Pells  u.  Brown,  Cro.  Jac.  590;  Porter «;. 
Bradley,  3  T.  R.  143  ;  Hughes  v.  Sayer,  1  P. 
Wms.  533  :  Roe  v.  Jeffrey,  7  T.  R.  589  ;  Doe 
V.  Webber,  1  Barn.  &  Aid.  713. 

(4)  Moro;an  v.  Morgan,  5  Day,  517  ;  Den  v. 
Schenck,  3  Halst.  29;  Anderson  v.  Jackson, 
16  John.  382;*  Wilkes  v.  Lion,  2  Cow.  333; 
Jackson  v.  Chew,  12  Wheat.  153.  See  Couch 
V.  Gorham,  1  Conn.  36;  Acklessv.  Seekright, 
1  Bre  46;  Macomb  v.  Miller,  9  Paige,  265; 
Cutter  «.  Doughty,  23  Wend.  513;  Miller?). 
Macomb,  26  Wend'  229. 

(5)  4  Kent,  279. 

(6)  1  N.  Y.  Rev.  St.  722,  4. 


*  This  case  is  said  to  have  been  "a  step  taken  in  advance  of  all  preceding  authority,"  and 
to  have  "shifted  and  disturbed  titles  in  the  city  of  New  York,  to  a  very  distressing  degree." 
4  Kent,  278,  n. 


(a)  Devise  to  a  son  of  the  testator,  and  if  he  die  without  heirs  lawfully  begotten,  then  to  three 
other  sons  in  fee.  Held,  the  executory  devise  was  limited  to  an  indefinite  lailure  of  issue, 
and  therefore  void.     Tator  v.  Tator,  4  Barb.  431. 

Devise  to  A  and  her  heirs,  forever,  and  it  she  dies  "  without  leaving  lawful  issue,"  the  rever- 
sion to  B  and  C  and  their  heirs  forever.  Held,  a  devise  on  an  indefinite  failure  of  issue, 
and  void,  as  an  executory  devise,  and  that  A  took  an  estate  tail,  by  implication,  at  common 
law.     Morehouse  v.  Cotheal,  1  N.  J.  480. 

A  will,  devising  real  estate  for  minor  children,  with  the  direction  that  it  should  not  be 
sold  or  divided,  until  the  youngest  surviving  child  should  become  of  age,  was  lield  to  be 
void,  as  it  suspended  the  absolute  power  of  alienation,  contrary  to  law.  And  the  implied 
power,  under  such  will,  authorizing  the  executors  to  receive  the  rents  and  profits  of  said 
real  estate,  and  apply  them  as  therein  directed,  dividing  the  surplus  among  the  four  children,, 
.e(juallj,  v/as  held  , to  be  co-eq^ual  with 'the  limitation  of  , the  real  estate.,  and  therefore  void. 
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18.  In  case  of  an  executory  devise,  the  estate  descends  till  the  con- 
tingency happens,  or  passes  by  a  general  residuary  devise.  Trustees 
hold  for  the  benefit  of  the  heir.  So,  where  there  is  a  prior,  particular 
interest,  which  terminates  before  the  happening  of  such  contingency, 
the  heirs  take  the  intermediate  profits.  If  such  profits  are  bequeathed, 
the  heirs  take  them  as  trustees.(l) 

19.  A  person  to  whom  an  executory  devise  is  made,  may  assign  or 
devise  his  interest.     It  will  also  pass  by  descent.(2) 

20.  In  the  great  case  of  Thellusson  v.  Woodford,{S)  it  was  settled,  that 
there  is  no  limited  number  of  lives,  after  which  an  executory  interest 
may  vest.  There  may  be  an  indefinite  number  of  concurrent  lives,  and 
yet  the  limitation  is  in  fact  dependent  only  upon  the  life  of  the  survivor. 
The  object  mav  be  merely  accumulation,  and  no  interest  given  to  the 
parties  for  whose  lives  such  accumulation  is  to  take  place  ;  and  the  lim- 
itation v/ill  be  good,  if  made  after  any  number  of  lives  in  being,  and 
twenty-one  years,  and  the  usual  period  of  gestation  afterwards.  In 
this  case,  the  devise  was  made  by  A  to  the  trustees  in  fee,  to  receive 
the  profits  for  the  lives  of  all  his  sons  and  grandsons  born  in  his  life,, 
or  living  in  ventre,  &c.,  at  his  death,  and  invest  them  in  other  lands. 
Upon  the  death  of  the  last  of  these  descendants,  the  lands  to  be  con- 
veyed to  the  branches  of  the  respective  families  of  the  sons,  who  should 
then  be  the  heirs  male  of  the  bodies  of  the  sons.(a) 

21.  In  New  York,  b^?-  the  Eevised  Statutes,  an  accumulation  of  rents 

(1)  Pay's  case,  Cro.  Eliz.  878;  Hay  ward  y.  1      (2)  Pinbury   v.   Elkin,    1    P.   Wms.    563; 
Stillingfleet,   1  Atk.    422;    Hopkins  v.  Hop-    Goodright  v.  Searle,    2  Wils.   29;   1   N.  Y.. 
kins,    Cas.  Temp.  Tal.  44 ;  Stephens  v.  Ste-    Rev.  St.  7  25  ;  2  Saun.  388,  k.  n. 
pheiis,  lb.  228;  Rogers  w.  Ros.?,  4John.  Cha.        (3)  4  Ves.  227;   11,  112. 
388. 


McSorley  v.  McSorley,  4  Sandf.  Ch.  414.  See  McSorley  v.  Wilson.  4  Sandf.  Ch.  515  ;  Field 
T.  Field,  4  Sandf^  Ch.  528. 

Although  an  executory  devise  is  void,  where  it  is  repugnant  to  the  absolute  ownership^ 
and  power  of  disposal  given  to  the  first  taker,  it  is  otherwise  when  the  jus  disponendi  is 
conditional.     Hill  v.  Hill,  4  Barb.  419. 

Devise  to  A,  his  heirs  and  assign.s,  forever,  and  if  he  should  die  without  lawful  issue,  and 
without  leaving  a  will,  or  by  will  or  otherwise,  after  the  date  of  the  devise,  give  anything  to- 
B,  the  testator's  son-in-law,  or  liis  descendants,  the  lands  to  go  to  certain  charities.  Held, 
A  took  an  estat ;  in  fee  ;  that  there  was  a  valid  executory  devise,  dependant  upon  a  deflnite 
failure  of  issue ;  and  if  the  condition  subsequent  were  void,  as  against  good  morals,  or  pub- 
lic policy,  only  the  limitation  over  would  be  defeated.     Trumbull  v.  Gibbons,  2  K  J.  117. 

Devise  to  a  son  in  fee,  provided,  "if  he  die  without  child  or  children,  the  real  estate,  &c., 
shall  be  divided  equally  among  my  grandchildren,  share  and  share  alike."  Held,  a  good  ex- 
ecutory devise  to  the  grandchildren,  the  son  dying  witiiout  leaving  children.  Sherman  v. 
Sherman,  3  Barb.  385. 

Devise  of  real  and  personal  property,  in  trust  for  "A  during  her  natural  life,  and  upoa 
her  demise,  then  the  said  property  is  to  go  to  the  heirs  of  her  body,  if  any;"  "should  she 
die  without  issue,  but  having  a  husband,  then  to  the  husband;"  but  should  she  "die  with- 
out leaving  issue  or  husband,"  then  over  to  a  public  school.  Held,  the  limitation  over  was 
void  as  to  tiie  real  estate,  but  wlietlier  void  or  not,  she  took  a  fee  conditional.  Hull  v.  Hull, 
2  Strobh.  Eq.  174. 

Where  an  executory  devise,  limited  upon  the  first  taker's  dying  without  lawful  issue,  was 
made  subject  to  the  payment,  by  the  executory  devisee,  of  legacies  to  three  persons,  then 
in  being,  when  they  should  severally  become  of  age,  it  was  held,  that  the  will  did  not  con- 
template an  indefinite  failure  of  issue,  but  a  failure  at  the  death  of  the  first  taker.  Hill  v. 
Hill,  4  Barb.  419. 

(a)  By  St.  39  &  40  Geo.  Ill,  ch  95,  property  cannot  be  settled,  for  the  purpose  of  accumu- 
lation, by  means  of  rents,  &c.,  beyond  the  life  of  the  settler,  or  twenty-one  years  thereafter, 
or  during  the  minority  of^  any  one,  living  at  his  death,  who,  under  the  settlement  would,,  if 
then  of  age,  bo  entitled  to  the  rents,  &c. 
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&c.,  must  commence,  either  on  the  creation  of  the  estate  whence  they 
arise,  for  the  benefit  of  an  infant  then  living,  and  to  end  upon  his  com- 
ing of  age  ;  or  within  the  time  prescribed  for  the  vesting  of  expectan- 
cies, and  only  during  the  minority  of  those  interested.  Whenever  the 
power  of  alienation  is  validly  suspended,  the  rents,  &;c.,  go  to  the  next 
presumptive  owner.(l)(a) 


CHAPTER  XCVIII. 

CHARITABLE  DEVISES. 


1.  It  has  been  stated,  generally,  (ch.  94,)  that  a  devise  may  he  void 
for  uncertainty.  There  is  a  class  of  devises,  hoAvever,  which  constitute 
an  exception  to  this  general  principle,  and  are  so  highly  favored  by  the 
law,  as  not  to  be  rendered  void  by  the  same  uncertainty  which  would 
avoid  ordinary  testamentary  dispositions.  These  are  called  charitable 
devises  or  charities,  and  constitute  a  very  interesting  and  important 
branch  of  the  law,  and  more  especially  of  equity  jurisprudence.  But, 
as  they  have  no  peculiar  connection  with  real  property,  the  subject  does 
not  require  a  full  and  detailed  exposition  in  the  present  work. 

2.  The  law  of  charities  is  usually  traced  to  the  civil  laiv,  by  which  all 
legacies,  destined  for  works  of  piety  or  charity,  whether  relating  to 
spiritual  or  temporal  concerns,  were  entitled  to  peculiar  favor,  and 
deemed  privileged  testaments,  and  carried  into  effect,  however  vague 
and  uncertain  in  respect  to  either  persons  or  objects.  Many  of  the 
privileges  attached  to  pious  legacies  have  been  for  ages  incorporated 
into  the  English  law  ;  but  the  history  of  the  law  of  charities,  prior  to 
the  Statute  of  43  Eliz.  ch.  4,  which  is  called  the  Statute  of  Charitable 
Uses,  is  said  to  be  very  obscure.  This  statute  conferred  upon  the 
Court  of  Chancery  very  extensive  powers,  and  peculiar  modes  of 
jurisdiction,  for  the  enforcing  of  charitable  bequests.  The  question, 
whether  the  statute  introduced  wholly  new  doctrines  and  remedies,  or 
merely  affirmed  and  perhaps  enlarged  those  which  existed  before,  has 
been  rendered  an  important  one  in  this  country,  by  the  doubts  often 
raised  as  to  the  adoption  of  this  act  into  American  jurisprudence,  and 
consequently  as  to  the  validity  of  uncertain  bequests.  In  Virginia,  the 
statute  was  at  first  adopted,  but  afterwards  expressly  repealed. (i)  In 
New  Hampshire,  Vermont,  Maryland,  Connecticut,  New  York,(c)  New 

(1)  1  N.  Y.  Rev.  St.  726.     See  Vail  v.  Vail,  4  Paige,  317. 

(a)  A  limitation  upon  minorities  is  virtually  a  limitation  upon  lives.  Tayloe  v.  Gould,  10 
Barb.  Sup.  Ct.  388. 

(h)  If  ever  in  force,  it  was  repealed  in  1794.     "Wheeler  v.  Smith,  9  How.  55. 

Thus,  a  bequest  by  a  resident  of  Alexandria,  to  trustees,  for  such  purposes  as  they  should 
consider  promised  to  be  most  beneficial  to  the  town  and  trade  of  Alexandria,  is  void,  even 
if  not  too  indefinite  to  be  sustained  by  the  statute.     lb. 

(c)  In  New  York,  the  Statute  of  Elizabeth  was  repealed  in  1788.  Ayres  v.  Methodist, 
&c.,  3  Sandf  351. 

In  that  State,  equity  has  not  the  unlimited  discretion  possessed  by  the  king,  as  paresis  pa- 
trice,  in  enforcing  an  indefinite  devise.     Hence,  a  devise  to  a  religious  society,  in  trust,  for 
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Jersey,  Pennsylvania,(a)  and  North  Carolina,  the  general  English  doc- 
trines, as  to  charities,  seem  to  have  been  adopted.  In  Massachusetts 
and  North  Carolina,  the  Statute  of  Elizabeth  is  held  to  be  in  force. 
So  in  Indiana,  with  one  or  tv/o  exceptions.  Judge  Story  says,  after  a 
full  examination  of  the  English  authorities  and  precedents,  the  facts 
afford  a  very  strong  presumption,  that,  in  case  of  uncertainty  in  a  de- 
vise as  to  persons  and  oljjects,  the  Chancery  jurisdiction  rests  upon 
constructions  of  the  Statute  of  Elizabeth.(l) 

8.  Examples  of  the  liberal  construction  given  to  charitable  devises 
are  the  following.  If  one  bequeath  property  for  charity,  to  such  person 
as  he  shall  appoint  executor,  or  to  such  person  as  the  executor  shall 
name,  and  appoint  none  ;(2)  or  if  an  executor  or  trustee  named  die ; 
Chancery  will  still  execute  the  bequest.  So  where  the  mode  of  execu- 
ting a  charity  fails,  or  none  is  prescribed,  Chancery  will  provide  a  mode, 
considering  the  charity  itself  as  the  substance.  Thus,  where  one  de- 
vises to  such  charitable  uses  as  he  shall  direct  by  codicil,  which  he 
never  makes,  the  court  apply  the  devise.  And  it"  has  been  held,  that 
where  the  object  pointed  out  is  illegal,  the  court  will  select  another 
which  is  legal,  though  wholly  unconnected  with  the  former;  as,  for  in- 
stance, a  foundling  liospital^  in  place  of  a  Jewish  syiKigogue.  And,  in 
general,  however  uncertain  and  indefinite  the  persons  or  objects  may 


(1)  Wheeler  v.  Smith,  9  How.  55  ;  Paw- 
let  V.  Clark,  9  Cranch,  292  ;  Trustees, 
Ac.  V.  Hart,  4  Wheat,  1 ;  Beatly  v.  Kurtz, 
2  Pet.  566;  IncrJis  v.  Trustees,  &c ,  3,  99; 
Bartletw.  Kinjr,  12  Mass.  537  ;  16  Pick.  107  ; 
McCartee  v.  Orplian,  &c.,  9  Cow.  479;  Wit- 
man  V.  Sex,  17  S.  &  R.  89  ;  M'Girr  v.  Aaron, 
1  Penn.  51  ;  Griffin  v.  Graham,  1  Hawks,  96 ; 
Stone  V.  Griffin,  3  Verm.  400  ;  Burr  v.  Smith, 
7,  241 ;  2  Story  on  Eq.  404,  410 ;  Mogoffen 


V.  Patton,  2  Edw.  65;  Putch,  &c.  v.  Mott,  7 
Paige,  77  ;  Moore  v.  Moore,  4  Dana,  357  ; 
Trustees,  &c.  v.  Zanesville,  &c ,  9  Oliio, 
?03  ;  Gallego  v.  Atty,  &.c,  3  Leigh,  450  ; 
3  Lom,  12;  M  Aiiley  v.  Wilson,  1  Bad.  & 
Dev.  Eq.  276  ;  Mclntyre  v.  Zanesville,  &c.,  9 
Ohio,  203.  MoCord  v.  Ochiltree,  8  Blackf. 
15;  Ky.  Sts.  1852,  66;  Zanesville,  &c.  v. 
City,  &c.,  20  Ohio,  483. 

(2)  Brown  v.  Kelsey,  2  Cush.  243. 


the  support  of  aged  persons,  who  should  reside  in  a  town  or  village  where  there  was  at  least 
one  place  of  public  worship,  lias  been  held  void.     Ayres  v.  Methodist,  &c.,  3  SaudC  351. 

A  beqaest  to  a  religious  society,  as  such,  is  valid  as  a  gift  for  pious  and  charitable  uses, 
where  there  is  no  doubt  as  to  who  was  the  legatee  intended,  although  the  society  is  not  in- 
corporated.    Banks  v.  Phelan,  4  Barb.  80. 

A  testatrix  gave  $2,000  to  Bishop  England,  of  South  Carolina,  "  in  trust  for  the  ladies  of 
the  Ursuline  Order,  residing  in  Charleston,  in  the  State  of  South  Carolina,"  When  the  will 
was  executed,  there  was  an  institution  in  Charleston,  incorporated  by  the  name  of  "The 
Ladie.s'  Ursuline  Community  of  the  City  of  Charlestoti,"  founded  by  Bishop  Knghunl,  still 
in  existence,  and  known  and  spoken  of  invariably  as  "The  Ladies  of  the  Ursuline  Con- 
vent," or  "Order."  And  there  was  not,  and  had  not  been,  any  other  similar  society,  or  in- 
stitution, in  South  Carolina.  Held,  the  bequest  was  valid;  the  circumstances  rendering  it 
certain  who  was  intended.     lb. 

In  South  Carolina,  if  a  charitable  bequest  to  a  religious  congregation  fall,  because  the  gov- 
ernment of  the  denomination  to  which  it  is  attached  is  such,  as  to  prevent  its  receiving  the 
benefits  intended,  it  by  no  means  follows,  that  the  court  would  be  bound  to  divert  the  leg- 
acy to  other  kindred  objects.     Attorne.y-General  v.  Jolly,  2  Strobh.  Eq.  379. 

A  testator  devised  and  bequeathed  the  whole  of  his  estate,  real  and  personal,  to  his  wife 
for  life,  and  "after  her  deatli  to  the  Methodist  church,  of  which  she  might  Ik;  a  member,  at 
the  time  of  her  deatii,  to  be  appropriated  to  the  uses  and  purposes  wliich  the  conference 
might  deem  most  advantageous  for  said  church  more  especially."  Held,  the  congregation, 
of  which  the  wife  was  a  member  at  her  death,  was  exclusively  entitled  to  the  bounty,  and 
not  the  Methodist  church  in  its  general  connectional  character;  and  it  was  referred  to  a  mas- 
ter to  report  a  scheme  for  the  proper  administration  of  the  charitable  uses  so  created,  re- 
ceiving proposals  from  all  parlies  interested.     lb. 

(a)  The  conservative  provisions  of  the  statute  are  .said  to  be  adopted.  Zimmerman  v.  An- 
ders, 6  Watts  &  S.  219.     See  Kerlin  v.  Campbell,  15  Penns.  500. 
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be,  the  court  will  execute  the  bequest  as  nearly  as  it  cau,  or  cy  pres  ; 
as  in  case  of  a  corporation  not  in  existence^  or  to  the  poor. {a)  So  Chan- 
cery will  supply  all.  technical  defects  in  the  instrument  by  which  a 
charity  is  created.  And  a  devise  to  a  corporation,  if  charitable,  is 
valid  ill  England  as  an  appointment,  though  generally  void.  But  it  is 
said  the  disposition  of  modern  judges  is,  to  curb  the  excessive  latitude 
of  construction  upon  this  subject.  The  court  will  not  execute  a  charity 
in  a  manner  different  from  the  intention,  where  this  is  literally  prac- 
ticable. If  not,  the  general  intent  will  be  executed,  not  in  mode,  but 
in  substance.  In  a  late  case.  Lord  Eldon  states  the  result  of  former 
decisions  to  be,  that  where  there  is  a  general  intention  to  give  to 
charity,  the  failure  of  the  mode  pointed  out  will  not  destroy  the  charity. 
So  where  the  persons  or  objects  are  uncertain.  So  if  the  original  funds 
are  more  than  sufficient  for  the  specified  objects,  the  surplus  will  be  ap- 
plied to  other  similar  ones.  But  if  the  testator  had  but  one  particular 
object  in  his  mind,  which  fails,  as,  to  build  a  church  at  A,  the  next  of 
kin  will  take. 

4,  It  is  said  to  have  become  a  general  principle  in  the  law  of  char- 
ities, that  if  the  charity  be  of  a  general,  indefinite,  and  mere  private 
nature,  or  not  within  the  scope  of  the  Statute  of  Elizabeth,  it  will  be 
treated  as  void,  and  the  property  will  go  to  the  next  of  kin.  No  be- 
quests are  deemed  within  the  authority  and  subject  to  the  regulation  of 
Chancery,  except  those  enumerated  in  the  statute,  or  others  analogous 
to  them.  Charity,  in  its  widest  sense,  denotes  all  the  good  affections 
men  ought  to  bear  towards  each  other  ;  in  its  more  restricted  and  com- 
mon sense,  relief  to  the  poor.  In  neither  sense  is  it  used  in  the  Ci)urt 
of  Chancery.  In  that  court  it  means  only  such,  as  are  within  the  letter 
and  spirit  of  the  statute.  Hence,  a  bequest  to  A,  to  be  applied  '_'  to 
such  objects  of  benevolence  and  liberality,  as  A  in  his  own  discretion 
shall  most  approve  of,"  was  held  void;  upon  the  ground  that  objects  of 
benevolence,  &;c.,  were  not  necessarily  charitable,  and  were  too  indefinite 
to  be  controlled  or  reviewed  by  the  court.  Upon  similar  grounds,  a 
bequest  in  these  words,  "  in  case  there  is  any  money  remaining,  I  should 
wish  it  to  be  given  in  a  private  charity,"  has  been  held  void.(/v) 

5.  Where  a  bequest  is  made  to  charity  generally,  without  trustees,  it 
may  be  regarded  in  England  as  a  personal  trust,  devolved  upon  theking, 
to  be  administered  by  him  through  the  Lord  Chancellor.  But  where 
the  gift  is  to  trustees,  with  general  or  designated  objects,  the  Court  of 
Chancery  will  take  upon  itself  the  administration  of  the  charity,  and 
execute  it  under  a  scheme,  to  be  reported  by  a  master.  If  a  charity  is 
definite,  and  under  the  direction  of  trustees,  the  administration  of  it  be- 

(a)  Or  to  the  government  of  Bengal,  to  be  applied  to  charitable,  beneficial  and  piiblie 
work.*,  at  and  in  the  city  of  Dacca,  in  Bengal,  for  the  exclusive  benefit  of  the  native  in- 
habitants, &c.  Mitford  v.  Reynolds,  1  Turn.  &  P.  185.  The  doctrine  of  cy  pres  is  some- 
times applied  to  devises  not  ciiariiable.  But  only  in  case  of  absolute  necessity  to  eSeot  the 
intention.  Verplank  v.  King,  3  Hare,  1.  See  Winslow  v.  Cummings,  3  Cush.  358  ;  Crafton 
V.  Eritli,  3  Eng.  L.  &  Eq.  164. 

(b)  A  testator  bequeathed  to  A,  B  and  C,  the  residue  of  his  property,  "  in  trust  to  be  pur- 
chased into  the  fund?,"  for  the  purpose  of  "opening  new  schools,  subscribing  to  those 
already  opened  in  England,  Ireland,  Scotland,  or  elsewhere,  and  in  purchasing  land  to  be 
let  out  to  the  poor  at  a  low  rent,  and  the  rent  to  bo  applied  to  any  benevolent  purpose"  the 
said  A,  B  and  C,  might  think  proper.  Held,  the  residue  was  to  be  divided  into  two  equal 
parts,  one  to  be  applied  to  the  purposes  of  education  according  to  a  scheme,  and  the  other 
to  be  paid  over  to  the  next  of  kin  of  the  testator,  that  part  being  obnoxious  to  the  mort- 
main laws.     Crafton  v.  Frith,  5  Eng.  L.  &  Eq.  Rep.  201. 
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longs  to  them,  without  control  of  the  king.  But  Chancery  will  inter- 
fere, upon  application  of  the  Attorney-Greneral,  or  a  party,  to  correct 
any  misuse  of  the  funcls.(l)  In  a  late  case  in  Massachusetts,  where  the 
donees  and  several  objects  were  designated,  and  the  trust  clear,  though 
the  particular  objects  to  be  benefited  were  left  in  the  discretion  of  the 
trustees,  it  was  said,  they  might  be  called  to  an  account  in  a  suit  by  the 
Attorney-Greneral,  representing  the  public.  And  in  a  still  more  recent 
case  it  is  decided,  that  a  devise  to  an  unincorporated  society  for  char- 
itable uses  is  valid.  The  estate  descends  to  the  testator's  heirs,  subject 
to  a  trust,  by  which  they  are  bound,  and  which  the  Supreme  Court 
will  regulate  and  enforce.  And  a  bequest  for  charitable  uses  to  an  un- 
incorporated society  is  valid,  whether  it  transacts  its  business  here  or 
elsewhere.(2) 


CHAPTER  XCIX. 

POWERS. 


1.  Nature  and  definition  of. 

4.  Kinds  and  classes  of. 

12.  By  what  words  created. 

15.  37.  Create  a  fee,  when. 

16.  Distinction  between  ]power  and  estate. 

20.  Consideration,  whetlier  necessary  to. 

21.  Feoft'eo  and  cestui  quantity  of  estate. 

22.  Perpetuities  disallowed. 

23.  Estate  subject  to  power  is  vested. 


24.  Who  may  execute ;  survivorship. 
31.  Implied — executors,  sale  of  land  by. 
34.  Assignment  of. 

38.  Use  upon  a  use. 

39.  51.  Execution  of,  relates. 

41.  How  and  when  executed;  riglit  to  re- 
voke, &c. 
56.  Property  subject  to,  whether  assets. 


At  the  close  of  the  titles  of  Deed  and  Devise^  as  alike  connected  with 
both  of  them,  may  be  considered  the  subject  of  Powers.  In  the  English 
law,  this  is  a  very  important  and  extensive  branch  of  the  law  of  real 
property;  but  there  have  been  few  decisions,  and,  except  in  New  York, 
no  considerable  statutory  provisions,  relating  to  it,  in  the  United  States, 

1.  Powers  or  authorities,  by  which  one  person  enables  another  to  do 
an  act  for  him,  are  said  to  have  been  well  known  to  the  common  law ; 
as,  for  instance,  a  devise  that  an  executor  should  sell  land,  or  of  the 
land  to  him  to  be  sold. (3) 

2.  But,  by  other  authorities,  powers  are  said  to  be  declarations  of  trust, 
and  modifications  of  future  uses,  deriving  their  effect  from  the  statute 
of  uses.  (4) 

3.  A  power  is  defined  as  an  authority,  enabling  a  person  to  dispose, 
through  the  medium  of  the  statute  of  uses,  of  an  interest,  vested  either 
in  himself  or  in  another  person.  The  New  Yoi'k  Revised  Statutes  de- 
fine :i  power,  as  an  authority  to  do  some  act  in  relation  to  lands,  or  the 
creation  of  estates  therein,  or  of  charges  thereon,  which  the  owner 
granting  or  reserving  such  power  might  himself  lawfully  perform.  To 
a  feoffment  at  common  law,  no  power  of  revocation  could  be  legally 


(1)  2  Story  on  Eq.  Charities. 

(2)  Going  V.Emery,  10  Pick.  119;   Bartlett 
V.  Nye,  4  Met.  378;  Burbank  v.  Whitney,  24 


Pick.  14G.     See  Parker  v.  May,  5  Cush.  336; 
Andrew  v.  New  York,  &c,4  Sandf  158. 

(3)  4  Cruise,  120;  Lit.  1G9 ;  Co.  Lit  113  a. 

(4)  4  Kent,  315. 
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annexed  ;  and  a  condition  could  not  be  reserved  to  a  stranger.  To  ob- 
viate the  inconveniences  of  these  strict  technical  rules,  powers  were 
chie%  introduced,  particularly  in  connection  with  family  settlements. 
They  were  established  in  equity  before  uses  were  recognized  at  law.(l) 

4.  A  power  is  either  o^  revocation,  or  of  apjmutment ;  that  is,  a  party 
is  empowered  either  to  revoke  or  annul  uses  already  created,  or  to  create 
or  appoint  new  uses  in  their  stead.  The  former  power  does  not  neces- 
sarily imply  or  involve  the  latter ;  but  the  latter  of  course  necessarily 
involves  the  former.(a) 

5.  An  appointment  under  a  power  operates  to  substitute  one  cestuique 
use  for  another.  The  use  is  future  or  contingent  till  the  appointment, 
but  then  becomes  executed  by  the  statute.  The  owner  may  either 
reserve  the  power  to  himself  as  a  qualified  dominion,  distinct  from  the 
legal  estate,  or  he  may  delegate  the  dominion  to  strangers. 

6.  Powers  are  of  three  kinds.  1.  Powers  appendant  or  appurtenant. 
These  enable  a  party  to  create  an  estate  which  attaches  on  his  own  in- 
terest. Thus,  if  one  is  tenant  for  life,  with  power  to  lease  in  possession, 
any  lease  made  by  him  must  commence  during  his  life.  The  effect  of 
the  power  is    to  prevent  the    lease  from  terminating  by   his   death. 

2.  Powers  collateral  or  in  gross,  do  not  attach  on  the  interest  of  the  par- 
ty, but  enable  him  to  create  an  estate  independent  of  his  own.  Thus, 
where  one  conveys  in  fee,  reserving  to  himself  a  power,  such  power 
must  be  exercised  upon  the  estate  conveyed.  Another  instance  of  this 
species  of  power,  is  where  a  tenant  for  life  is  empowered  to  dispose  of 
the  land  after  his  own  death  ;  as,  for  instance,  by  settling  a  jointure,  or 
giving  portions  to  liis  children.  To  the  same  class  belongs  a  power 
given  to  a  stranger  to  settle  or  charge   the  land  for  his  own   benefit. 

3.  Powers  simply  collateral  are  those  vested  in  one  who  has  no  interest 
or  estate  in  the  land,  but  is  a  mere  stranger.(2) 

7.  Where  one  limits  his  estate  to  such  uses  as  he  shall  appoint  by 
will,  and  in  the  meantime  to  the  use  of  himself  and  his  heirs;  he  has 
a  qualified  fee  and  a  power  appendant.(3) 

8.  A  power  relating  to  the  land  is  said  to  be  part  of  the  old  domin- 
ion, and  is  therefore  favorably  expounded  ;  while  a  collateral  power  is 
construed  strictl3'.(4) 

9.  By  some  writers,  powers  have  been  with  more  simplicity  classified 
into  general  and  particular  powers  ;  the  former,  where  the  selection  of 
the  appointee  is  left  to  the  appointor,  the  latter,  where  specific  objects 
are  designated  by  him  who  creates  the  power.(5) 

10.  The  New'York  Eevised  Statutes  classify  powers,  as  general  or 
special,  and  beneficial  or  in  trust.  A  general  power  authorizes  a  con- 
veyance, devise  or  charge  in  fee,  to  anj^  person  whatever.  A  sjjecial 
power  designates  the  person,  or  allows  only  a  less  ei^tate  than  a  fee.  A 
beneficial  power  is  one  in  the  execution  of  which  the  grantee  alone  is 


(1)  Clere's  case,  6  Rep.  17  b;  Sug.  onFow. 
82:  1  N.  Y.  Rev.  St.  732. 

(2)  4  Kent,  316 ;  Sugd.  on  Pow.  46,  9,  72, 
4,  9  ;  Edwards  v.  Slater,  Hard.  415  ;  6  Conn. 
559  ;  Bloomer  v.  Waldron,  3  Hill,  361 ;  Ad- 
dison V.  Bowie,  2  Bland,  618. 


(3)  Clere's  case,  G  Rep.  17  b. 

(4)  Darlington  v.  Pulteney,  Cowp.  263. 

(5)  Fearne  on  Dev.  (Powell's  n.)  347,  88 
Humphry's  Observations.  83  ;  Sugd.  425 
Co.  Lit.  271  b,  n.  231. 


(a)  "Whether  a  power  itself  is  revocable,  see  6  Conn.  559, 
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interested.  A  general  fower  in  trust,  is  where  some  designated  third 
person  is  to  be  benefited  by  the  execution,  wholly  or  in  part.  A  special 
power  in  trust,  is  one  which  authorizes  dispositions  only  to  some  person 
or  class  other  than  the  grantee  of  the  power,  or  for  the  benefit  of  such 
person  or  class.(l) 

11.  A  leading  point  of  distinction,  between  naked  powers  and  those 
coupled  with  an  interest,  is,  that  if  the  former  be  exceeded  in  the  act 
done,  it  is  merely  void;  while,  if  the  latter  are  exceeded,  the  act  is 
void  only  for  the  excess,  and  valid  so  far  as  it  is  authorized  by  the 
power.(2) 

■  12.  No  particular  form  of  words  is  necessary  to  create  or  reserve  a 
power.  It  may  be  done  by  deed  or  will,  and  the  construction  of  the 
instrument  will  be  liberal  and  equitable,  according  to  the  intention  of 
the  parties.(3) 

13.  Thus,  where  the  power  is  not  expressly  made  applicable  to  any 
particular  lands  ;  it  shall  be  applied  to  those  which  are  comprised  in 
the  deed. (4) 

14.  "  It  shall  be  lawful  for  A  to  alter,  &c.,  any  use,  and  to  limit  new  ;" 
or  "  after  altering,  &c.,  said  uses,  the  fine  shall  be  to  the  new  uses." 
These  words  create  a  power.(5) 

15.  It  has  been  already  stated,  (Vol.  I,  p.  622,)  how  far  the  addition 
of  a  power  of  disposal,  to  an  estate  created  without  words  of  limitation, 
and  therefore  constituting  only  a  life  interest,  has  the  effect  of  enUnging 
such  estate  into  fee.  The  general  rule  is,  that  the  devise  of  land  gene- 
rally, with  a  power  of  disposition  over  it,  carries  the  fee.  It  has  been 
sometimes  said  to  pass  an  equitable  fee.  But  it  is  otherwise,  where  an 
express  estate  for  life  is  given,  unless  the  general  intent  of  the  testator 
require  a  fee-simple.  But  if  the  estate  for  life  be  given  to  let  in  estates 
to  Strang  rs,  and  no  specific  mode  required  in  the  disposition  of  the  fee, 
there,  if  the  intervening  estates  do  not  take  effect,  the  devisee  takes 
the  fee.  In  New  York,  by  the  Revised  Statutes,  the  annexing  of  an  ab- 
solute power  of  disposal,  without  any  trust,  or  of  a  general  and  bene- 
ficial power  to  devise  the  fee,  to  a  life  estate  or  a  term  for  years,  gives 
a  fee  in  relation  to  creditors  and  purchasers,  but  subject  to  subsequent 
limitations,  in  case  the  power  is  not  executed,  nor  the  laud  sold  for 
debt.  A  like  power  of  disposal  gives  the  fee,  when  conferred  on  one 
without  any  particular  estate;  subject  to  future  estates,  but  absolute  as 
to  creditors  and  purchasers.  An  authority  to  the  grantee,  to  convey 
in  fee  in  his  lifetime  for  his  own  benefit,  is  an  absolute  power  of  dispo- 
sition.(6) 

16.  With  regard  to  the  difference  between  an  estate  and  a  mere  poiver, 
perhaps  no  more  nice  distinction  has  been  made,  than  that  connected 
with  a  devise  to  executors.  The  ancient  and  well  settled  doctrine  is, 
that  a  devise  of  land  to  executors  to  sell  passes  an  estate  in  fee;  while 
a  devise  thai  executors  shall  sell  or  even  a  devise  of  the  land  to  he  sold  hy 


(1)  I  N.  Y.  Rev.  St.  732,  4  ;  N.  Y.  L. 
April  20,  1830,  ch.  320,  sec.  11;  Grout  v. 
Towiisend,  2  IIiU,  554;  Bloomer  v.  Waldroii, 
3  Hill,  3G1.     Seu  Gibbs  v.  Marsh,  2  Met.  243. 

(2)  Jeiik.  205;  4  Cruise,  120. 

(3)  Ren  V.  Bulkeley,  Doug.  293;  Hawkins 
V.  Kemp,  3  E.  441;  Jackson  v.  Veeder,  11 
John.  169;   Sug.  9G. 


(4)  Siiape  V.  Tuftou,  2  Rollc's  Abr.  262. 

(5)  Moo.  611. 

(«)  D^ilison,  58  ;  1  Jones,  137  ;  Co.  Lit.  9 
b;  Barlord  V.  Street,  16  Ves.  135;  3  Leon. 
7  1  ;  Doe  v.  Thoiiby,  10  E.  438  ;  Reid  v.  Sher- 
•rold,  10  Ves.  370;  Jackson  v.  Robins,  16 
John.  588  ;  Flintham,  11  S.  &  R.  16  ;  1  N. 
Y.  Rev.  St.  732. 
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executors,  merely  gives  the  executors  a  power  without  an  interest.  This 
distinction,  however,  has  been  denied  by  Mr.  Hargrave,(a)  who  is  of 
opinion  that  either  of  the  two  last  named  expressions  will  pass  an  estate 
in  fee.(&) 

17.  In  New  York,  by  the  Revised  Statutes,  a  devise  of  lands  to  exec- 
utors or  other  trustets,"to  be  sold  or  mortgaged,  vests  no  estate  in  them, 
unless  they  are  authorized  to  receive  the  rents  and  profits  ;  but  it  creates 
a  power,  subject  to  the  execution  of  which  the  lands  pass  to  heirs  or 
devi3ees.(l) 

18.  In  Ohio,  a  power  to  executors  to  sell  land  when  they  may  think 
it  advantageous,  and  to  distribute  the  proceeds,  is  a  power  with  an  in- 
terest, and  entitles  them  to  possession,  though  the  fee  descends  to  the 
heir.(2) 

19.  In  Tennessee,  an  executor  merely  empowered  to  sell  laud  cannot 
maintain  ejectment  for  it.(3) 

20.  Although  powers,  as  has  been  stated,  (see.  2,)  can  be  reserved  or 
conferred  only  through  the  medium  of  uses;  yet,  a  distinction  has  been 
made,  in  regard  to  them,  between  different  forms  of  conveyances  to 
use.  It  has'^been  seen,  (ch.  82,)  that  two  kinds  of  conveyance  have 
been  wholly  created  by  tlie  statute  of  uses ;  viz.,  bargain  and  sale,  and 
the  covenant  to  stand  seized  to  uses.  These  require  a  consideration,  to  make 
them  valid.  For  this  reason,  a  general  power  to  lease  at  the  discretion 
of  the  donee,  contained  in  such  deeds,  is  invalid  ;  because  no  considera- 
tion can  move  from  the  future  lessee,  at  the  time  the  power  is  created, 
such  lessee  not  being  then  designated.  But  the  same  principle  does  not 
apply  to  those  conve3nxnces  to  uses,  which  operate  by  change  of  pos- 
session— viz.,  fine  and  feoffment — and  to  which  no  consideration  is  ne- 
cessary.(4) 

21.  It  has  been  already  seen,  (Vol.  I,  p.  295,)  that  the  estate  of  a  ces- 
tui que  use  can  never  exceed  that  of  the  feoffee.  The  same  principle  is 
applied  to  uses  created  under  a  power.  Thus,  if  land  be  conveyed  to 
A  for  life,  to  such  uses  as  B  shall  appoint,  B  can  appoint  no  use  beyond 
a  life  estate. (5) 

22.  The  principle  above  stated  is  only  one  instance  of  the  well- 
established  general  rule,  that  no  estate  created  under  a  power  shall  be 
valid,  which  would  have  been  invalid,  if  created  by  the  original  instru- 
ment which  bestows  the  power.  And  an}'-  power  which  tends  to  a  per- 
petuity is  void  ah  initio,  so  that  the  estate  passes  as  if  no  such  power 
existed.(6)(c) 


(1)  Year  Book,  9  Hen.  VI,  13  b,  24  b ;  Lit. 
169;  Co.  Lit.  113  a.  181  b  ;  Honell  v.  Barnes, 
Cro.  Car.  382  ;  Yates  v.  Coinpton,  2  P.  Wras. 
308 ;  BfP^en  v.  Bennett,  1  Caines  Cas.  in  Er. 
16  ;  Jackson  v.  Soliauber,  7  Cow.  187  ;  Sug. 
104,  8  ;  Co.  Lit.  113  a,  u.  146  ;  Peck  v.  Hen- 
derson, 7  Yers:.  18 ;  Ferebee  v.  Proctor,  2 
Dev.  &  B.  439';  2  Dev.  &  B.  Equ.  496. 


(2)  1  N.  Y.  Rev.  St.  729.     (i?ee  Keene  v. 
Deardon,  8  E.  248  ;  4  Kent,  321.) 

(3)  Dabncy  u  Manning,  3  Ohio.  321. 

(4)  Peck  V.   Henderson,  7  Yerg.  1 8. 

(5)  Goodtitle  v.  Pettoe,  Fitzger.  299  ;  Gilb. 
on  Uses.  90-1;  Sug.  191. 

(6)  Duke,  &c.,  V.  Earl,  &c.,  1  Eden,  404. 


■  (a)  It  is  abolished  in  Pennsylvania,  Purd.  300,  1. 

(&/  It  seems,  the  same  instrument  may  confer  a  power  coupled  with  an  interest  as  to  one 
estate,  and  a  naked  power  as  to  another  estate  in  the  same  land.  Bloomer  v.  Waldron,  3 
Hill,  361. 

(c)  A  testator  devise!  all  his  estate  after  payment  of  debts,  funeral  expenses,  and  three 
small  legacies,  to  his  executors,  as  trustees,  for  the  term  of  three  years,  and  directed  them 
to  accumulate  the  rents  and  profits  and  income  during  that  period;  and,  at  the  expiration 
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23.  When  a  power  is  void  or  has  expired  without  being  executed, 
the  estate  passes  as  it  would  if  there  were  no  power ;  and  it  is  now 
well  settled,  after  protracted  and  learned  discussion,  that  while  the 
power  remains  unexecuted,  though  still  subsisting  and  in  force,  the 
estates  limited,  in  case  of  its  non-execution,  are  not  contingent  but  vested 
iuterests.(l) 

2J:.  Every  person,  capable  of  conveying  laud,  is  capable  of  executing 
a  power.  An  infant  may  execute  a  collateral  power,  but  no  other ; 
while,  on  the  other  hand,  a  feme  covert  may,  without  her  husband's 
consent,  execute  any  power  whatever,  whether  conferred  upon  her 
before  or  after  her  marriage.(a)  Of  course,  a  feme  covert  has  no  greater 
capacity  in  this  respect  than  a  feme  sole.  The  New  York  Kevised  Sta- 
tutes affirm  this  clear  principle,  by  providing  that  an  i7ifu7it  feme  co- 
vert shall  not  execute  a  power.  They  also  provide,  that  although  a 
power  may  be  vested  in  any  one  legally  capable  of  holding,  it  cannot  be 
exercised  by  any  one  incapable  of  aliening,  except  married  women. (2) 

25.  It  is  the  general  rule  of  law,  that  a  power  without  an  interest, 
given  to  several  persons,  does  not  survive  to  a  part  of  them.  This 
rule  has  been,  distinctly  and  with  the  requisite  qualifications,  stated  as 
follows. 

26.  Where  a  power  is  given  to  two  or  more  persons,  not  executors, 
by  their  proper  names,  or  to  two  or  more  persons  nominative  as  execu- 
tors, using  the  word  executors  as  merely  descriptio personm^  and  one  dies; 
the  power  does  not  survive.  Bat  a  power  given  to  several  persons  by 
the   name  of  trust,   as,   to  my  executors  or  trustees^  or  several  persons 


(1)  Sug.  141;  Doe  v.  Martin,  4  T.  R.  39. 
See  Cuutiiiigliam  v.  Moody,  I  Ves.  174. 

(2)  Sug.  148-55  ;  1  N.  Y.  Rev.  St.  137,  735; 
Thompsons.  Murray,  2  Hill  Ch.  214;  Jack- 
son  V.   Edwards,    7    Paige,    3S6;    Smith  v. 


Shackleford,  9  Dana,  469 ;  Boyce  v.  Waller, 
lb.  482;  Tucker  v.  Inman,  1  U.  &  Mar.  82; 
Lewthwaite  v.  Clarkson,  2  Y.  &  Coll.  372  ; 
American,  &c.,  v.  Wadhams,  10  Barb.  597. 


of  three  years,  if  the  moneys  in  their  hands  should  not  be  applied  to  the  erection  of  a  statue 
to  the  memorj'  of  General  Washington,  or  should  be  found  inadequate  for  that  purpose,  he 
ordered  them  to  be  equally  distributed  among  three  charitable  institutions.  Held,  the  neces- 
sary effect  of  these  provisions  was,  to  render  the  property  inalienable  during  the  trust  term, 
not  dependent  upon  lives;  that  the  limitations  in  favor  of  the  charitable  institutions,  were 
a  contingent  remainder,  which  could  not  take  efl'ect,  if  at  all,  until  the  expiration  of  the 
trust  term;  and  these  provisions  of  the  will  were  illegal  and  void,  within  the  statute  respect- 
ing perpetuities.     Morgan  v.  Masterton,  4  Sandf  442. 

(a)  Where  a  feme  covert  makes  a  writing  in  nature  of  a  will,  in  execution  of  a  power ;  the 
estate  does  not  vest  in  the  executor,  subject  to  such  appointment,  but  the  appointee  takes 
immeJiately,  witliout  his  assent.     Smith  v.  Garey,  3  Dev.  &  B.  49. 

WlK-re  tlio  terms  of  a  marriage  settlement  provide  for  an  appointment  by  the  wife  "  during 
her  intended  coverture,"  an  appointment  made  after  the  husband's  death  is  invalid.  Holli- 
day  V.  Overton,  lO'Eng.  L.  &  Equ.  175. 

Wliero,  by  a  marriage  settlement  made  by  a  husband  upon  himself  and  wife,  and  to  the 
survivor  for  life,  she  had  the  power  of  appointing  to  whom  the  land  should  go,  in  the  event 
of  her  dying  without  leaving  issue  at  her  death,  such  disposition  to  be  signified  under  her 
hand  and  seal,  or  by  her  last  will  and  testament;  and  she  afterwards  united  with  her  hus- 
band in  a  deed,  by  vvliich  she  relinquished  her  right  in  the  land  for  a  valualjlo  consideration, 
and  died  without  leaving  issue;  held,  sueli  deed  was  valid,  destroyed  tiie  wife's  power  of 
iippiiiiitment,  and  restored  to  the  husband  all  the  rights  of  property  whicii  lie  had  in  the 
land  prior  to  the  e.xeculion  of  the  marriage  settlement.     Hume  v.  Hord,  5  Gratt.  374. 

Wlicn  a  particular  mode  or  manner  is  pointed  out,  for  the  disposition  of  tiie  separate  estate 
of  a  married  woman,  in  the  marriage  settlement,  she  cannot  dispose  of  it  in  any  other  way; 
as  where  she  iiad  the  power  of  disposing  of  iier  property  by  will,  with  the  consent  and  ap- 
probation of  her  trustee,  it  was  held,  that  she  could  not  make  a  valid  disposition  of  it  by 
will  without  such  consent  and  approbation.     Weeks  v.  Sego,  9  Geo.  199. 
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generally,  as,  to  my  sons,  will  survive  so  long  as  more  than  one  re- 
main (l)(a) 

27.  A  testator  ordered,  that  after  the  death  of  his  son,  his  executors 
should  sell  his  land  by  the  advice  of  A  and  B.  A  died,  living  the  son. 
Held,  the  executors  could  not  make  a  valid  sale.  So  a  testator  devised 
his  real,  copyhold  and  leasehold  estates  to  trustees,  their  heirs,  execu- 
tors and  administrators,  upon  certain  trusts,  and  authorized  his  said 
trustees  and  the  survivor  of  them,  his  heirs,  executors  and  administra- 
tors, to  sell  all  or  any  part  of  his  property.  The  surviving  trustee  died, 
having,  bv  his  will,  devised  his  trust  estates  to  two  persons  in  fee,  and 
appointed  them  his  executors.  They  entered  into  a  contract  for  a  sale 
of  a  part  of  the  testator's  copyhold  property.  Held,  on  a  special  case, 
that  the  point  was  too  doubtful  to  force  the  title  on  the  purchaser.(2)(Z;) 


(1)  Co.  Lit.  112  b,  113  a,  181b;  Dyer,  177; 
Osgood  V.  Franklin,  2  John.  Cha.  19  :  Sug. 
159.  See  Clay  t?.  Hart,  7  Dana,  7;  Robert- 
son V.  Gaines.  2  Humph.  367 ;  Simp.?on,  &c., 
6  Eng.  L.  &  Eq.  58;  Silverthorn  v.  MeKins- 


ter,  12  Penu.  67  ;  Styer  v.  Freas,  15,  339. 

(2)  Jiee  V.  Vincent,  Cro.  Eliz.  26;  1  Leon. 
286;  3,  106;  Dyer,  219,  pi.  8;  Wilson  v. 
Bennett,  5  Eug.  L.  &  Eq.  45. 


(a)  A  power  to  sell,  given  by  will  to  several  executors,  whether  in  the  way  of  direction, 
or  referring  it  to  their  discretion,  must  be  executed  by  all  who  prove  the  will.  Wasson  t. 
King,  2  Dev.  &  B.  262.  Otherwise,  if  only  one  acts.  4  Kent,  325,  n. ;  Menkings  v.  Crom- 
well, 2  Sandf.  512. 

{b)  A  devise  to  executors,  in  trust,  of  property  to  be  paid  over  to  the  cestui  when  it  has 
accumulated  to  a  certain  amount,  gives  them  power  to  sell  the  property.  Putnam,  &c.,  \. 
Fisher,  30  Maine,  523. 

Devise  of  tiie  rents  and  profits  of  the  testator's  real  and  personal  estate  to  his  wife  for 
life,  if  she  remained  his  widpw.  If  she  married,  the  executors  to  let,  sell  or  dispose  of  his 
real  estate,  or  so  much  as  the  major  part  of  them  should  think  proper,  and  place  the  pro- 
ceeds at  interest  for  the  benefit  of  the  widow  for  life.  After  her  death,  the  rest  of  his  real 
and  personal  estate  to  be  turned  into  cash  and  placed  at  interest  for  the  benefit  of  his  son 
for  life ;  on  her  death,  iiis  estate  to  go  to  his  son's  children.  The  widow  married,  and  the 
son  died  before  her.  The  executors  leased  the  estate.  Held,  the  power  of  sale  was  a  dis- 
cretionary one,  and,  as  there  was  no  longer  any  object  on  the  death  of  the  widow  for  con- 
verting the  realty  into  personalty,  the  son's  children  took  it  as  realty.  Slocum  v.  Slocum, 
4  Edw.  Ch.  613. 

A  testator  devised  in  trust  for  the  benefit  of  his  wife  for  lifo,  to  be  sold  at  her  decease  by 
his  executors,  and  the  proceeds  distributed  among  certain  of  his  children,  and  appointed  his 
wife  an  executrix.  Held,  a  sale  during  her  life,  she,  as  executrix,  joining  witli  the  execu- 
tors in  the  deed,  was  a  good  execution  of  tiie  power.  Gast  v.  Porter,  1  Harris,  533. 
[Coulter,  J.,  dissenting.] 

Devise  to  tlie  testator's  three  children,  two  of  them  married  women,  to  be  divided  or  sold 
as  two  out  of  the  three  heirs  could  agree.  The  husband  of  one  of  the  cliildren,  and  an- 
other child,  were  appointed  executors.  Held,  the  executors  had  no  power  to  sell  or  divide 
the  property.     Geroe  v.  Winter,  1  Halst.  Ch.  655. 

The  following  points  have  been  decided  upon  this  subject,  in  New  York. 

A  power,  given  by  will  to  executors,  to  sell  tlie  real  estate  of  the  testator,  if  not  executed 
by  the  executors  during  their  lifetime,  does  not  vest  in,  and  cannot  be  executed  b}',  the 
administrator  with  the  will  annexed.     Dominick  v.  Michael,  4  Sandf.  374. 

An  express  power  to  dispose  of  lands,  when  not  clothed  with  an  estate  or  interest,  is  not 
descendible  or  transmissible,  but  terminates  with  the  lives,  or,  according  to  the  terms  of  the 
creation,  with  tiie  life  of  tlie  survivor  of  those  in  whom  it  is  vested.     lb. 

There  is  no  exception  to  this  rule.  Hence,  when  a  power  to  sell  lands,  even  for  the  pay- 
ment of  debts,  is  given  to  executors,  if  it  pass  to  a  surviving  executor  at  all,  it  ceases  upon 
his  death,  and  cannot  be  exercised  by  his  executor  when  he  makes  a  will,  nor,  when  he  dies 
intestate,  by  an  administrator  with  the  original  will  annexed.     lb. 

Where  there  is  no  limitation  of  the  time  witliin  which  a  power  given  to  executors  to  sell 
real  estate  is  to  be  exercised,  and  no  specification  in  the  power  of  the  purposes  of  its  exer- 
cise, nor  of  the  uses  to  which  the  moneys  arising  from  a  sale  are  to  be  applied,  the  general 
terms  of  the  power  are  to  be  restricted,  by  construing  them  in  subordination  to  the  other 
trusts  and  provisions  in  tlie  will.     lb. 

Although  it  may  be  doubtful  whether  tHe  words  "settle  or  divide''  in  a  will,  taken  alone, 

YoL.  11.  '38 
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28.  It  has  been  held  in  Pennsylvania,  that  a  power  to  sell,  given  to 
executors,  survives,  though  they  are  individually  named  ;  for  they  take 
as  executors.iV) 

29.  An  ancient  English  statute,  (21  Hen.  VIII,  ch,  4,)  provided,  that 
where  one  or  more  of  the  executors  decline  to  act,  others  may  sell. 
This  statute  has  probably  been  adopted  or  re-enacted  in  most  of  the 
United  States.  The  New  York  Eevised  Statutes  make  a  similar  regu- 
lation, and  also  provide,  with  regard  to  powers  in  general,  that  all  the 
parties  named  must  join  in  their  execution  ;  but  if  a  part  of  them  die, 
the  re  t  may  validly  execute.  In  Virginia,  where  an  executor  re- 
nounces, the  administrator  cimi  testamen.  a7iriex.,  mav  execute  a  power 
to  sell.(2) 

30.  Where  executors  take  an  interest  or  a  trust,  in  connection  with, 
and  depending  on,  their  power  to  sell;  the  power  survives.(3) 

31.  The  prevailing  doctrine  is,  that  where  a  will  directs  that  land  be 
sold,  but  appoints  no  person  to  sell  it;  this  power  impliedly  devolves 
upon  the  executor,  provided  he  is  charged  v^^ith  distribution  of  the  pro- 
ceeds, more  esjieciallj^  if  interested  therein. (4) 


(1)  Lessee,  &e,  v.  Smith,  3  Binn.  69. 

(2)  4  Kent,  325  ;  2  N  Y.  Rev.  St.  109:  1, 
735;  Brown  v.  Armisiead.  6  Rnnd.  594;  Ro- 
bertson V.  Gaines,  2  Humph.  367. 

(3)  Co.  Lit.  112  b;  Heiuie  v.  Grcenbank,  3 
Atk.  714;  Ejre  v.  Countess,  &c.,  2  P.  Wms. 
102;  Muldrow  v.  Fox,  2  Dana,  79. 


(4)  Blatch  y.  Wilder,  1  Atk.  420 ;  D?<voue 
V.  Fanning,  2  Jolin.  Clia.  254;  White  v.  Tay- 
lor, 1  Yeates.  422  ;  Jenkins  v.  Stoufler,  3, 
163;  Suo".  160-5;  Bogert  v.  Hertell,  4  Hill, 
492;  Meakings  v.  Cromwell,  2  Sandf.  512; 
Borland  v.  Borland,  2  Barb.  63. 


would  carry  with  them  a  power  to  the  executors  to  sell  real  estate,  yet  where,  without  a 
sale,  a  just  and  equal  division  of  the  estate  would  be  difiBcult  or  impracticable,  in  order  to 
effect  such  a  division,  a  general  power  of  sale  given  to  the  executors  may  very  properly  be 
exercised.     lb. 

Such  a  power,  when  there  is  no  other  purpose  for  its  exercise,  will  subsist,  however,  not 
as  an  independent  power,  but  solely  as  connected  witli,  and  in  subordination  to,  the  power 
to  divide;  and  the  two  will  form  an  entire  and  indivisible  authority,  which,  from  its  nature, 
can  only  vest  in,  and  be  exercised  by  the  same  person  or  persons.     lb. 

A  power  to  make  a  partition  of  lands  has  no  connection  with  the  office  orduties  of  an 
executor;  nor  is  its  nature  altered  in  any  respect  by  the  addition  of  a  power  of  sale,  which 
is  to  be  used  only  as  a  mode  or  instrument  of  division.  Although  a  power  thus  to  sell  and 
diviile  may  bo  given  to  executors,  yet  in  its  execution  they  act  not  at  all  as  executors,  but 
wholly  as  devisees  in  trust.     lb. 

Tlie  power  to  sell,  in  such  cases,  being  simply  discretionary  and  its  execution  or  tion- 
execution  vesting  entirely  in  the  judgment  of  those  who  are  to  make  the  partition,  it  has  not 
the  effect  of  converting  the  lands  into  personalty.     lb. 

And  where  the  proceeds  of  lands,  when  sold,  are  to  be  distributed  among  those  to  whom 
the  lands  themselves  are  devised,  it  is  as  devisees  and  owners  that  they  receive  them,  and 
their  respective  siiares  cannot  be  denominated  legacies.     lb. 

Where  a  power  to  sell  lands  is  given  to  executors  ratione  officii,  and  only  by  their  ofScial 
name,  it  has  lieen  doubted  whether  its  exercise  must  not  be  limited  to  those  who  prove  the 
will;  but  where  it  is  given  to  executors  by  their  individual  names,  or  to  executors  "here- 
inafter named,"  it  vests  in  all  those  wlio  are  thus  named,  whether  the}'  prove  the  will  or  not, 
by  force  of  liie  will  itself;  and  a  devise  of  the  power  is  then  construed  to  take  eOect  in  pre- 
cisely the  same  manner  as  a  devise  of  the  legal  estate.     lb. 

A  power  which  an  executor  takes  by  force  of  the  will,  and  not  of  its  probate,  is  not 
divested  nor  affected  tiy  liis  renunciation  of  the  ofCce.     lb. 

When  a  power  to  sell  lands,  whether  coupled  with  an  estate,  or  a  naked  power,  is  given 
to  several  persons  as  executors,  it  may  be  executed,  under  the  Revised  Statutes,  by  tliose 
who  take  upon  tiiemselves  t''e  execution  of  the  will,  without  the  concurrence  of  those  who 
neglect  or  refuse.     lb. 

But  the  provision  of  the  .statute  lias  never  been  construed  as  divesting  the  estate  or  power 
of  an  executor  who  has  neglected  or  refused  to  qualify;  nor  is  it  applicable  at  all,  when  the 
only  surviviny:  cxecuioris  one  who  has  thus  neglected  or  refused.  That  is  a  case  for  which 
the  statute  has  omitted  to  provide,  and  which  the  rule  of  the  common  law  must  still  cdij- 
tinue  to  govern,     lb. 
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o2.  Bat  in  South  Carolina  this  doctrine  is  denied,  and  application  to 
Chancer}'  is  required  to  authorize  a  sale.  And  in  New  York,  by  the 
Revised  Statutes,  the  Court  of  ChaneerjMS  invested  with  the  execution 
of  all  powers  created  by  will,  for  the  execution  of  which  no  person  is 
appointed  b}'-  the  testator.(l) 

'63.  In  Mississippi,  where  land  is  devised  to  be  sold,  sale  is  made  by 
the  executorSj  or  those  who  undertake  execution  of  the  will,  if  no  other 
person  is  appointed,  or  he  declines,  or  dies  before  completion  of  the 
trust.  If  none  of  the  executors  qualify,  or  if  they  die  belore  a  convey- 
ance, it  may  be  made  by  the  administrator  cum  testa.  annex.{2) 

Si.  A  power  to  sell  cannot  be  executed  by  attorue}-,  when  personal 
trust  and  confidence  are  implied. (8) 

85.  But  a  power  coupled  with  an  interest,  given  to  one  cmd  his  assigiis, 
may  be  assigned. (4) 

36'.  In  New  York,  by  the  Revised  Statutes,  all  beneficial  powers  pass 
to  assignees,  in  case  of  insolvency. (5) 

37.  If  a  power  be  limited  to  such  uses  as  A  shall  aj^poiut,  this  is  said 
to  give  a  fee,  and  the  donee  may  limit  to  such  uses  as  B  may  appoint.(6) 

88.  If  an  appointment  is  made  to  A  to  the  use  of  B,  this  is  a  use 
upon  a  use,  and  B  takes  only  a  trust.(7) 

89.  When  a  power  is  executed,  the  appointee  is  regarded  by  the 
law  as  holding  under  the  original  instrument  which  created  the  power, 
and  not  untier  the  latter  one  which  executes  it.  The  execution  or  ap- 
pointment revokes  or  annuls  all  intervening  estates  and  uses,  as  effec- 
tually as  if  the  execution  had  been  effected  by  the  first  instrument. 
Hence  the  validity  of  the  power  is  determined  by  a  reference  to  the 
original  instrument.  If  it  would  have  been  for  anj^  cause  ineffectual 
under  this,  it  is  void  in  law.(8) 

40.  In  New  York,  by  the  Revised  Statutes,  the  period,  for  which  the 
right  of  alienation  may  be  suspended,  is  calculated  not  from  the  execu- 
tion but  from  the  creation  of  the  power.  By  the  same  statutes,  a  power 
in  trust,  given  to  tenants  for  life,  to  devise  the  ultimate  fee  to  any  of 
their  descendants,  who  may  not  be  in  existence  at  the  death  of  such 
tenants,  or  to  appoint  any  estates  but  absolute  fees,  except  in  case  of 
death  during  minority,  is  void. (9) 

41.  AYith  regard  to  the  form  in  which  a  power  shall  be  executed,  if 
none  is  prescribed,  it  may  be  done  by  any  sort  of  instrument;  a  deed, 
a  will,  or  even  an  unsealed  writing ;  for  the  execution  is  not  the  crea- 
tion of  an  estate,  (which  already  exists,)  but  merely  the  declaration  of  a 
use.  But,  on  the  other  hand,  where  a  form  is  prescribed,  the  law  re- 
quires that  it  be  very  strictly  adhered  to.  Thus,  in'  a  very  leading  case 
upon  this  subject,  where  a  power  to  lease  was  created,  provided  every 
lease  should  contain  a  power  for  re-entry  for  non-payment  of  rent;  it 
was  very  long  and  strenuously  argued,  whether  a  lease,  providing  that 


(1)  Drayton  v.  Drayton,  2  Desaus.  250.  n. ; 
1  N.  Y.  Rev.  St.  734.  See  Ferebee  v.  Proc- 
tor, 2  Dev.  &  B.  439;  Conkiin  v.  Bgerton,  21 
"Wend.  430;    Peebles  v.  Watts,  9  Dana,  102. 

(2)  xMissi.  Rev,C.  62. 

(3)  Combes'  case,  9  Co.  75  b;  Ingram  v. 
Ingram,  2  Alk.  88 :  Cole  v.  "Wade,- 16  Ves. 
27. 

(4)  How  V.  "Whitfield,  1  Vent.  338. 


(5)  1  N".  T.  Rev.  St.  735. 

(6)  Combes'  ca'se,  9  Co.  75  b. 

(7)  Sag.  170,  181-2. 

(8)  1  N.  T.  R.  St  737  ;  Badham  v.  Mee,  1 
My.  &  K.  32  ;  Fearne  on  Exec.  Dev.  (Powell's 
n.)  347-88 ;  Johnson  v.  Yates,  9  Dana,  497. 

(9)  1  N.  Y.  Rev.  St.  737  ;  lb.  723;  Haw- 
ley  V.  James. 
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if  tlie  rent  sliould  be  unpaid  for  fifteen  days,  and  no  sufficient  distress, 
&c.,  the  lessor  might  re-enter,  was  a  valid  execution.  The  question, 
after  conflicting  adjudications,  was  finally  settled  in  the  affirmative ; 
the  re-entry  provided  for  being  held  a  reasonable  one.(l)(a) 

42.  In  regard  to  the  technical  expressions  required  by  the  law  for 
the  creation  of  certain  interests ;  an  instrument  made  in  execution  of  a 
power  does  not  materially  differ  from  the  conveyance  of  an  estate.(2) 

48.  In  ISTew  York,  by  the  Eevised  Statutes,  every  instrument  made 
in  execution  of  a  power,  even  though  it  be  a  power  of  revocation  merely, 
must  be  such  as  would  be  requisite  to  pass  the  estate  itself.  If  a  con- 
veyance is  required,  it  must  be  authenticated  and  registered  like  other 
deeds;  if  a  will,. it  must  be  executed  with  all  the  formalities  of  a  de- 
vise, and,  if  any  additional  or  superfluous  forms  are  created,  they  need 
not  be  complied  with.(6)  If  the  instrument  prescribed  is  one  insuflS- 
cient  to  pass  the  land,  the  power  is  not  thereby  rendered  void,  but  it 
shall  be  executed  conformably  to  the  rules  already  mentioned.  Con- 
ditions merely  nominal,  and  involving  no  beneficial  intention  to  the 
appointee,  may  be  disregarded  in  the  execution  ;  but  in  all  other  re- 
spects, the  intention  of  the  grantor,  in  regard  to  manner,  time  and  con- 
ditions of  execution,  shall  be  complied  with — reserving  a  power  to  the 
Court  of  Chancery  to  aid  any  detective  execution.  If  a  grant  is  pre- 
scribed, though  to  take  effect  after  the  grantor's  death,  a  will  is  insuffi- 
cient. Where  the  consent  of  a  third  person  is  required  to  the  execu- 
tion, such  consent  shall  be  expressed  in  or  certified  upon  the  instrument 
itself,  by  the  signature  of  the  party  to  the  instrument  or  certificate, 
which  shall  be  proved  or  acknowledged. (3) 

44.  In  the  same  State,  by  a  late  act,  sales  by  executors  under  a  power 
in  a  will — except  in  the  city  of  New  York,  and  in  the  absence  of  any 
contrary  direction — may  be  public  or  private,  and  on  terms  at  the  dis- 
cretion of  the  executors.  In  the  city  of  New  York,  such  sales  shall  be 
by  auction,  upon  six  weeks'  notice,  as  in  case  of  sales  by  order  of  the 
surrogate.  Bat,  it  seems,  this  provision  does  not  control  any  express 
directions  in  the  will  to  the  contrary. (4) 

45.  A  power  cannot,  in  general,  be  legally  executed  before  the  time 
appointed  for  its  execution.  But,  in  New  York,  by  the  Eevised  Stat- 
utes, such  premature  execution  of  a  power  of  revocation  is  good,  to 
take  effect  from  the  time  appointed.(5) 

(1)  Hnwkins  v.  Kemp,  3  E.  410;  Doe  v. 
Peacl:,  2  M.  &  S.  576  ;  Wright  v.  Barlow,  3, 
512;  Wright  v.  Wakeford,  17  Ves.  454;  Sug. 
205-6-20-29-30-52-62 ;  Doe  v.  Smitii,  1 
Bred.  &  B.  97;  2,  473;  Darlington  v.  Pul- 
tenoy,  Cowp.  260.  See  Doe  v.  Burdett,  6 
Nev'  &  M.  259  ;  BuUer  v.  Burt,  lb.  281;  Sil- 
vertliorn  v.  McKiusler,  12  Penii.  67. 


(2)  Tapnerv.  Merlotl,  Willos,  177. 

(3)  1  N.  Y.  Rev.  St.  735,  736,  737;  Jack- 
son V.  Edwards,  7  Paige,  385. 

(4)  N.  Y.  L.  1835,  May  9,  ch.  2G4;  4  Kent, 
332,  n. 

(5)  Go.  Lit.  113  a;  Cox  v.  Day,  13  E.  118  ; 
2  N.  Y.  Rev.  St.  134. 


(a)  "Where  there  i.s  a  mere  power  to  sell  lands,  a  power  to  mortgage  will  not  be  implied. 
Albany,  &c.  v.  Bay,  4  Coinst.  9.  Whether  a  trustee  appointed  by  will,  with  power  to  sell 
and  (Hsposo  of  lands  in  .Cue  simple,  or  otliervvise,  may  mortgage  the  lands,  quoivel     lb. 

{h)  So,  in  regard  to  wills,  in  England,  by  a  late  statute,  1  Viet.  ch.  26.  See,  as  to  aMest- 
ation  of  wills,  Doe  v.  Burdett,  9  Ad.  &  Ell.  936.  See,  also.  Wood  v.  Richardson,  4  Boav.  174; 
Pratt  V.  Churcii,  H'.  177.  A  power  was  to  bo  executed  by  a  writing  with  two  witnesses, 
or  a  will  with  three.  A  will  was  made  with  only  two.  Held,  bad.  Bainbridge  v.  Smith, 
8  Sim.  86.  In  North  (Carolina,  where  a  power  is  executed  by  will,  it  must  be  executed  with 
the  legal  formalities  of  a  divise.  And  this  will  bo  sufficietit,  though  something  more  is  ex- 
pressly required.     St.  1844-5,  128.     See  Vincent  v.  The  Bishop,  &c.,  3  Eng.  L.  &  Equ.  198. 
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46.  A  power  need  not  be  fully  executed  by  one  act ;  but  may  be 
exercised  at  successive  times  over  different  parts  of  the  estate.  Thus 
even  a  mortgage  does  not  exhaust  a  power  of  revocation  :  but  is  only 
an  execution  pro  tanto.  So  the  cestui  que  trust  in  a  deed  of  trust,  with 
power  to  change  the  uses,  rnay  change  the  use  of  a  part  of  the  estate 
only,  and  not  of  the  whole,  thus,  a  change  of  the  uses,  by  way  of 
mortgage,  is  a  revocation  of  the  former  uses  only  p-o  tanto,  and  not  a 
complete  execution  of  the  power.(l) 

47.  A  power  may  be  executed  without  reciting  or  even  referring  to 
it,  provided  it  appears  that  the  subject  of  the  power  was  in  the  view  of 
the  party.  This  is  the  general  rule.  But,  in  case  of  wills,  the  subject 
or  the  power  itself  must  be  referred  to  ;  or  else  a  clear  intent  to  execute 
it  must  appear  from  the  fact,  that  such  execution  is  neces?arv  to  give 
operation  to  the  will.  And,  in  regard  to  both  deeds  and  wills,  where 
a  party  has  both  an  interest  and  a  power,  and  does  an  act  without  re- 
ferring to  the  latter;  such  act  shall  apply  to  the  former  only,  upon  the 
maxim  fictio  cedit  veritati.{-.) 

48.  In  New  York,  by  the  Eevised  Statutes,  where  the  interest 
created  by  a  party  is  such  as  he  would  have  no  capacity  to  convey 
but  by  virtue  of  the  power ;  the  conveyance  shall  be  deemed  an  exe- 
cution, though  the  power  be  not  mentioned  or  referred  to.  And  a 
devise  of  all  the  testator's  real  estate  shall  pass  lauds  which  he  has  the 
right  of  devising  under  a  power,  unless  they  are  expressly  or  by  neces- 
sary implication  excluded.  In  the  same  State  it  had  been  previously 
held,  that  trust  estates  will  pass  under  a  general  devise  of  real  estates.(3) 

49.  One  who  executes  a  power  may  reserve  in  the  instrument  a  right 
to  revoke  the  uses  thereby  declared,  and  appoint  new  ones,  even  though 
no  such  reservation  is  authorized  by  the  original  creation  of  the  power. 
If  the  instrument  of  execution  is  a  will,  like  other  devises  it  is  ainhu- 
latonj  and  revocable  till  the  death  of  the  testator,  without  any  express 
reservation  of  a  power.  But  where  the  execution  is  by  deed,  it  is  ab- 
solute and  irrevocable,  unless  an  express  power  is  reserved,  even 
though  the  original  instrument  expressly  authorize  successive  execu- 
tionsf  And  it  is  said  that  a  mere  power  of  revocation,  in  a  deed 
executing  the  power,  will  not  authorize  a  limitation  of  new  uses.(4)  It 
has  been  suggested  by  high  authority,  that,  upon  principle,  the  power  of 
revocation  provided  in  the  original  deed  ought  to  extend  to  all  subse- 
quent executions,  without  the  necessity  of  a  repetition  of  it  in  the  in- 
struments of  execution.  A  power  to  revoke  uses  and  appoint  new 
ones  may  be  executed  by  a  single  instrument,  unless  there  be  an  ex- 
press provision  to  the  contrary. (^5) 


(1)  Digs^e's  case,  1  Co..  173;  Snape  v.  Tur- 
ton.  Cro.Car.  472;  Bovey  v.  Smith,  1  Vern. 
84 :  Perkins  v.  Walker,  1  Yern.  97 ;  Asay 
V.  Hoover,  5  Barr,  21. 

(2)  Jones  v.  "Wood,  4  Harr.  25 ;  Cox  v. 
Chamlierlairi.  4  Ves.  631 ;  Roach  v.  Wadham, 
6  E.  289;  Caswell,  1  Atk.  559;  2  N.  Y 
Rev.  St.  134  ;  Hunloke  v.  Gell,  1  Rus.  &  My. 
515;  Sloane  t;  Cadoo:an,  Sug.  282;  Beiinet  r. 
Aburrow,  8  Yes.  609 :  Bradish  v.  Gibbs,  3 
John.  Cha.  551;  Walker  v.  Mackie,  4  Russ. 
76;  Lovell  v.  Knight.  3  Sim.  275;  Lempri- 
ere  v.  Yalpy,  5  SLm.  108 ;  Davies  w.  Williams, 


3  Nev.  &  Man.  821;  Doe  v.  Roake,  2  Bing. 
497  :  The  King  v.  Company,  &c..  6  Barn.  & 
Cr.  720;  Roake  v.  Denu,  1  Dow,  (N^.  S.U37  ; 
Olere's  case,  6  Co.  17  b;  Parker  v.  Kett,  12 
Mod.  469;  Colt  v.  Bishop,  &e.,  Hob.  159-60; 
2  Yes.  59;   3,  467;   7,  391. 

(3)  1  N.  Y.  Rev.  St.  735-6-7  ;  Jackson  v. 
De  Lancey,  13  John.  537. 

(4)  Sug.  321 ;  Ward  v.  Lenthal,  1  Sid.  343  ; 
Hatclier  v.  Curtis,  2  Free.  61;  Hele  v.  Bond, 
Prec.  in  Cha.  474. 

(5)  4  Kent,  336  ;  Hoover  v.  Samaritan,  otc, 

4  Whart.  445. 
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50.  In  New  York,  by  the  Revised  Statutes,  the  execution  of  a 
beneficial  power  or  power  in  trust  cannot  be  revoked,  unless  such  revo- 
cation is  authorized  by  the  original  instrument  creating  the  power.  A 
grantor  may  reserve  to  himself  any  power,  beneficial,  or  in  trust,  which 
he  might  confer  upon  another.  If  he  reserve  an  absolute  power  of 
revocation,  it  shall  have  the  effect  of  continuing  the  ownefsLip  of  the 
estate  in  him,  with  respect  to  creditors  and  purchasers.(l)(a) 

51.  It  has  already  been  stated,  in  general,  that  a  party  to  whom  an 
estate  is  limited  by  the  execution  of  a  power  takes,  not  under  the  in- 
strument of  execution,  but  under  the  original  instrument  by  which  the 
power  was  created.  Another  form  of  stating  the  same  principle  is, 
that  the  execution  of  a  power  Jias  relation  to  its  creation.(2) 

52.  Convej'ance  to  a  trustee  in  fee,  to  such  uses  as  A  should  by  deed 
appoint;  in  default  of  a})pointment,  to  A  in  fee,  with  a  reservation  of 
a  fee-farm  rent  to  the  trustee,  and  a  covenant  by  A  to  pay  it.  A  con- 
veyed the  land  by  lease  and  release  to  B,  in  the  same  deed  directing 
and  appointing  the  estate  and  use  to  the  purchasers.  Held,  A  took  a 
vested  fee,  subject  to  be  divested  by  the  execution  of  the  power ;  and 
also  that  B  took  the  estate  under  the  appointment,  and  not  under  the 
conveyance  ;  and  consequently,  holding  under  the  original  grantor  and 
not  under  A,  he  was  not  liable  to  the  rent,  though  the  covenant  ran 
with  the  land.(8)(^») 

53.  So  it  has  been  held,  that  where  a  will  empowers  executors  to  sell 
the  lands,  and  before  such  sale  the  heir  of  the  testator  enters,  and  con- 
veys to  a  third  person,  who  dies  seized  ;  the  estate  of  the  latter  is  still 
divested  by  a  subsequent  sale  by  the  executors,  the  purchaser  from 
them  being  deemed  to  hold  under  the  will  itself  (4) 

54.  The  modern  doctrine  is,  however,  that  the  execution  of  a  power 
cannot,  by  relation.,  impair  intervening  rights  and  interests  acquired  by 
third  persons,  lor  valuable  consideration,  without  notice  of  the  powt'r.(5) 

55.  The  interest  of  an  appointee  under  a  power  is  an  estate  liable  for 
his  debts ;  and  cannot  be  limited  in  such  way  as  to  protect  it  from  the 
claims  of  creditors.(6) 

56.  Where  one  has  a  general  power  of  appointment,  which  he  ac- 
tually exercises  by  deed  or  will,  equity  regards  the  property  as  assets 
belonging  to  him,  and  his  creditors  have  a  paramount  claim  to  that  of 
the  appointee.  But  equity'  will  not  interfere  in  behalf  of  creditors,  un- 
less the  party  has  actually  executed  or  shown  some  intention  to  execute 
the  power.  Thus,  if  he  has  a  power  of  appointment  in  favor  of  his 
children,  and  makes  such  appointment,  the  land  shall  be  appropriated 
for  creditors,  instead  of  going  to  tlie  children.     But  if  he  should  make 


(1)  1  K  Y.  Rev.  St.  733-5. 

(2)  Lit.  169;  Co.  Lit.  113  a;  2  Atk.  562-7  ; 
Bradi.sii  v.  Gibbs,  3  John.  Clia.  550  ;  Doo- 
little  V.  Lewis,  7,  45  ;  Thomsou  v.  Livings- 
ton, 4  Saiidf.  539 

(3)  Roach  V.  Wadham,  6  E.  289. 


(4)  Jenk.  Cent.  184.  pi.  75  ;  Bro.  Abr.  De- 
vise, pi.  36  ;  Willard  v.  Nason,  5  Mass.  242. 

(5)  4  Kent,  338-9 ;  Jackson  v.  Davenport, 
20  John.  537-50-53. 

(6)  Alexander  v.  Alexander,  2  Ves.  640. 


(a)  A  power  of  appointment  fails  by  the  bankruptcy  of  the  party  to  whom  it  was  given. 
Hole  V.  Eseott,  2  Keen,  444. 

(6)  Deed  to  such  uses  as  the  grantee  shall  appoint.  Judgments  were  afterwards  recov- 
ered again.st  him,  and  subsequently  he  made  an  appointment.  Pleld,  the  appointees  should 
hold,  though  they  had  notice  of  the  judgments.     Skeeles  v.  Shearly,  3  My.  &  C.  112. 
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no  appointment,  equity  would  not  interfere.  In  other  words,  equity 
will  aid  the  defective  execution  of  a  power,  but  will  refuse  to  interfere 
where  there  is  no  execution.(a)  The  distinction  has  been  considered  as 
an  iiiiieasonable  one,  but  it  seems  to  be  noAV  well  established.  The 
principle  is,  that  though  the  party  has  power  to  vest  an  interest  in  him- 
self by  his  own  act,  yet,  until  he  does  such  act,  so  far  as  he  could 
claim  under  the  power,  he  stands  in  the  situation  of  a  third  person, 
whose  interest  is  not  to  be  affected  by  claims  against  the  donee  of  the 
power.  But  when  the  power  is  actually  executed,  though  in  a  way 
which  does  not  provide  for  creditors,  an  interest  vests  in  the  appointer, 
which  is  subject  to  their  claims.  The  Court  of  Equity  only  assumes  to 
direct  the  application  of  the  fund  raised  by  virtue  of  the  power,  and 
hold  it  to  be  assets  for  the  payment  of  debts;  or,  in  other  words,  to 
change  the  direction  of  an  appointment  actually  made,  without  itself 
making  such  appointment.(l) 

57.  Where  the  power  is  special  instead  of  general,  or  a  power  of  ap- 
pointing to  certain  designated  persons,  and  not,  therefore,  for  the  bene- 
fit of  the  donee  himself,  the  exercise  of  it  will  not  have  the  effect  of 
subjecting  the  estate  to  the  claims  of  creditors. (2) 

^"ly.  In  a  late  case  it  is  held,  that  equity  reJieves  only  against  a  defect 
which  relates  to  the  manner  o^  execution  ;  as,  for  instance,  the  want  of 
a  seal.  But  it  will  reform  a  deed,  which  by  mistake  fails  to  express  the 
intention  of  the  parties.(3) 

59.  In  ISTew  York,  every  special  and  beneficial  power  is  made  liable 
in  equity  to  creditors,  like  other  interests  which  legal  process  does  not 
reach  ;  and  equity  may  compel  an  execution  for  their  benefit.  It  may 
do  the  same  in  the  case  of  a  trust  power,  or  one  created  for  the  benefit  of 
other  persons  than  the  grantee,  unless  its  execution  is  left  expressly  at 
■his  discretion.  But  the  mere  right  o^ selection  constitutes  no  exception. 
If  there  are  several  beneficiaries,  they  take  equally,  unless  the  contrary 
is  expressed.  But  if  the  distribution'  is  left  to  the  trustees,  they  may 
allot  to  one  or  more  at  pleasure.  If,  in  tlie  latter  case,  the  trustee  dies, 
without  execution,  or  if  an  execution  is  defective,  equity  will  execute 
in  favor  of  all  the  parties  equally.  Equity  may  also  decree  entire  or 
partial  execution  of  a  trust  power  in  favor  of  the  creditors  or  assignees?, 
(if  the  interest  was  assignable,)  of  any  person  entitled,  as  an  object  of 
the  trust,  to  compel  execution.  Purchasers  for  consideration,  claiming 
under  a  defective  execution,  may  have  the  same  relief  as  other  purcha- 
sers. Fraud  affects  instruments  made  in  execution  of  a  power,  in  the 
same  way  as  others.  A  power  is  a  lien  upon  the  lands  subjected  to  it, 
as  against  creditors  of  and  bona  fide  purchasers  from  any  one  interested 
in  the  lands,  from  registration  ;  as  against  others,  from  execution. (4) 


(1)  Lassells  v.  Cornwallis,  2  Vern.  465 ; 
Prec.  in  Clia.  232  ;  Hinton  v.  Toye,  1  Atk. 
465;  Baintoni;.  "Ward,  2,  172;  Ld.  Towns- 
end  V.  Windham,  2  Ves.  9  ;  Pack  v.  Bathurst, 
3  Atk.  269  ;  Troughton  v.  Troughton,  lb. 
656  ;  1  Story  on  Equ.  (3d  ed.)  Ill  ;  Schenck 
V.  Ellingwood,  3  Edvv.  175  ;  Lucena  v.  Lu-  !  4,  374, 
cena,  5  Beav.  249.  i 


(2)  Holmes  v.  Cogshill,  7  Ves.  506  ;  Holmes 
V.  Coghill,  12,  206. 

'  (3)  Cockerell  v.  Cholmcllv,  1  Russ.  &  My. 
418. 

(4)  1  N.  Y.  Rev.  St.  734-5-7.     See  Domi- 
nick  V  Sayre,  3  Sandf.  555  ;  v.  Michael, 


(rt)  Chancery  cannot  relieve  against  the  defective  execution  of  a  power  created  by  law. 
Bright  v.  Boyd,  1  Story  Rep.  478. 
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60.  At  common  law,  where  a  power  was  given  to  appoint  to  and 
among  several  persons,  each  might  claim  some  share  ;  and,  in  equity,  a 
real  and  substantial  one.  If  the  appointment  is  to  be  to  such  of  the  chil- 
dren as  tlie  trustee  may  tliinh  'proper^  one  may  have  the  whole,  Vi amongst 
the  children,  as  he  shall  think  proper,  each  must  have  a  share.  By 
Statute  1  Wm.  lY,  c.  46,  no  appointment  can  be  impeached  in  equity, 
as  unsubstantial,  illusory  or  nominal.(lXa) 

61.  The  donee  of  a  power  may  appoint  in  fee,  though  no  words  of 
inheritance  are  used.  So  under  a  power  to  charge  lands,  they  may  be 
charged  to  any  amount,  or  even  disposed  of  in  trust  to  sell  and  divide 
among  the  objects.  So  a  power  to  grant  ov  appoint  authorizes  a  charge  ; 
to  sell  and  raise  money^  a  mortgage.  And  a  less  estate  may  be  appointed 
than  the  one  designated.  In  all  these  cases,  the  intention  is  the  rule  of 
construction. (2) 

62.  A  power  to  appoint  to  relations  extends  to  all  who  might  take 
under  the  statute  of  distributions.  But  \i  grandchildren  only  are  named, 
children  cannot  take.  In  general,  it  seems,  where  a  class  is  mentioned, 
it  includes  only  those  living  at  the  time  of  appointment.(3)(i) 

63.  Where  the  donee  of  a  power  appendant  makes  a  lease,  this  can- 
not be  impaired  by  a  subsequent  execution  of  the  power.  So  the  donee 
of  a  collateral  power  cannot  suspend  or  extinguish  it  by  his  own  act. 
But  a  total  alienation  of  the  estate  extinguishes  a  power  appendant  ov  in 
gross.  Thus,  if  tenant  for  life,  with  power  to  lease  in  possession,  alien- 
ate his  life  estate,  the  power  is  gone.  Whether  such  alienation  would 
extinguish  a  collateral  power,  has  been  questioned.  Even  a  mortgage 
of  the  whole  estate  has  been  thought  to  extinguish  a  power  appendant 
or  appurtenant.  But  this  principle  is  doubted,  except  to  the  extent  of 
giving  effect  to  the  mortgage,  and  it  has  received  this  express  qualifica- 
tion in  New  York.  In  New  York,  the  power  of  a  tenant  for  life  to 
lease  cannot  be  separately  assigned,  but  passes  with  the  estate,  unless  ex- 
cepted, in  which  case  it  is  extinguished.  All  powers,  except  those  col- 
lateral or  in  gross,  may  be  extinguished  by  release  to  the  tenant  of  the 
freehold.(4) 


(1)  Kemp  V.  Kemp,  5  Ves.  857  ;  Astry  v. 
Astry,  Free,  in  Cha.  256;  Thomas  v.  Thomas, 
2  Yern.  513. 

(2)  Liefeu  Salting-stone,  1  Mod.  189;  The 
King V. StafTord.  7  K.521;  Waneham  v.Brown, 
2  Vern.  153;  2  Abr.  Eq.  668;  Whitlock's 
case,  8  Co.  69  b. 

(3)  Sug.    on    Pow.    514-5  ;  Alexander   v. 


Alexander,  2  Ves.  642 ;  Brudenell  v.  Elwes, 
1  E.  442;  Needham  v.  Smith,  4  Rnss.  318. 

(4)  Ren  t;.Bulkeley,  Doug.  292  ;  Goodright 
w.  Cator,  lb.  477;  Co.  Lit.  237  a,  265  b; 
Digge's  case,  1  Co.  175  a;  1  Atk.  474;  Sug. 
57  ;  IN.  Y.  Rev.  St.  733;  Sug.  62-4;  Bad- 
ham  V.  Mee,  7  Bing.  695. 


(o)  Under  a  power  of  appointment  to  children,  grandchildren  cannot  bo  the  appointees. 
Hewitt  V.  Dacre,  2  Keen,  622. 

(?>)  Generally,  children  does  not  include  grandchildren.  But  in  a  will,  it  may  include  even 
great-grandchildren,  if  the  intention  so  require.  4  Kent,  345,  n. ;  Cutter  v.  Doughty,  23 
Wend.  522  :  Ilallowetl  v.  Pliipps,  2  Whart.  376;  Mowatt  v.  Carrow,  7  Paige,  328;  Phillips 
V.  Beall,  9  Dana,  1. 
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CHAPTER  C. 

LIABILITY  OF  REAL  PROPERTY  FOR  DEBTS.(a) 


1.  English  doctrine. 

2.  General  rule  in  the  United  States. 

3.  Judgment,  whether  a  lieu  on  lands. 
8.  Attachment  in  New  England. 


9.  Liability  of  lands  to  execution ;   rules 

in  the  several  States. 
24.  Liability  of  the  lands  of  one  deceased 

for  debts. 
43.  Taxes. 


1.  At  common  law,  estates  in  fee-simple  are  not  liable  for  any  debts 
of  the  owner,  excej.t  debts  of  record,  and  by  specialty.  An  exception 
having  been  made  m  favor  of  the  king,  Magna  Charta  (s.  10)  provided, 
that  no  land  or  rent  should  be  seized  by  the  king  or  his  bailiff  for  debt, 
while  there  were  chattels  on  the  premises.(l)(6) 

2.  In  the  United  States,  it  is  the  general,  if  not  universal  policy  of 
the  law,  to  make  the  whole  of  a  man's  property  liable  for  the  payment 
of  all  his  debty,  both  during  his  life,  and  after  his  death.  It  is  said, 
that  for  this  purpose  lands  are  considered  as  chattels.  But,  in  the  spirit 
of  Magna  Chnrta,  personal  property  must  in  general  be  first  taken 
upon  legal  piocess;(c)  and  it  is  the. universal  rule,  that  this  is  the  pri- 
mary fund  for  payment  of  debts,  where  the  debtor  has  died. (2) 

3."'  In  New  York,  Pennsylvania,  and  Indiana,  a  judgment  constitutes 
a  lien  on  the  debtor's  real  estate.((/)  In  New  York,  the  lien  applies  to 
a  decree  in  Chancery,  embraces  after-acquired  land,  and  continues  ten 
years.  In  Pennsylvania,  it  commences  with  the  signing  of  judgment, 
and  continues  five  years  from  the  first  return  dayof  that  term,  unless 
revived  by  scire  facias,  or  by  agreement  of  the  parties  and  terre-tenants, 
writien  and  filed.  It  does  not  include  lands  purchased  after  judgment, 
and  sold  before  execution.(e)  In  Indiana,  the  lien  may  be  extended  to 
land  in  other  counties,  by  recording  the  judgment  there.  It  continues 
ten  years  from  January  1,  1826,  if  judgment  was  rendered  before  that 
time;  if  after,  ten  years  from  rendition  of  judgment,  unless  revived  by 
scire  facias.     But  if  judgment  were  stayed  by  order  of  court,  or  by  an 


(1)  1  Cruise,  48. 

(2)  "Whitney  v.  "Whitney,  14  Mass.  88  ; 
Brown  v.  Webb,  1  "Watts,  414;  Pur.  Dig.  293, 
297  ;  Andrew  v.  Fleming,  2  Dall.  94 ;  Den  v. 
Hunt,  6  ilalst.  1 ;  Daniels  v.  Ellison,  3  N.  H. 


279;  Co.  Lit.  223;  Gore  v.  Brazier,  3  Mass. 
523;  "Wilson  v.  "Watson,  1  Pet.  Cir.  269;  2 
N.  Y.  Rev.  St.  367  ;  Ohio  St.  1831,  101 ; 
Conn.  St.  1821,  36,  56. 


(a)  The  subject  of  tliis  chapter  is  concisely  treated,  because  it  most  naturally  falls  under 
the  head  of  remedies  relating  to  real  property;  an  extensive  title,  not  included  in  the  plan 
of  the  present  work. 

(h)  The  United  Slates  are,  in  cases  of  insolvency,  entitled  to  priority  over  other  creditors. 
But  this  privilege  gives  them  no  prior  lien  upon  real  estate  from  the  time  of  contracting  the 
debt,  thous'li  it  seems  they  have  a  lien  from  the  time  of  insolvency.  (Forsyth  v.  Clark,  3 
Wend.  G37;  Walk.  175.)  See  U.  S.  v.  Duncan.  12  lllin.  523.  In  Indiana,  the  State  has  a. 
lien  upon  the  property  of  its  delitor  from  the  teste  of  process.  (Ind.  Rev.  L.  243.)  In  Illi- 
nois, the  law  gives  a  lien  on  lands  of  convicts.     (lllin.  Rev.  L.  214.) 

(c)  It  is  held,  however,  that  an  execution  purchaser  is  not  bound  to  show  tliat  the  debtor 
had  no  chattels.  This  is  a  question  between  the  debtor  and  the  ofGcer.  Frakes  v.  Brown. 
2  Blackf  295  ;  ace.  Isham  v.  Downer,  8  Conn.  282;   Spencer  v.  Champion,  13,  11. 

{d)  A  judirment  in  the  U.  S.  Court  has  the  same  effect.  1  Kent,  248,  342.  See  Shrew  v. 
Jones,  2  McL.  78;  N.  Y.  Code,  ch.  2,  sec  88. 

(e)  Such  lien  becomes  extiiiijuished,  by  the  creditor's  acquiring  title  to  the  land.  Koons 
V.  Hartman,  7  Watts,  20;  Brobst  v.  Bright,  8  Watts,  124.     See  Penns.  St.  1843,  127. 
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agreement  recorded,  the  time  during  which  it  was  so  suspended  shall 
not  be  reckoned  in  the  ten  years.(l) 

4.  In  North  Carolina,  it  has  been  held,  that  a  judgment  is  a  lien,  if 
an  elegit,{a)  (see  Elegit,)  is  taken  out,  but  not  where  there  is  a  sale  upon_y?. 
fa.  But  this  doctrine  has  been  somewhat  shaken,  and  the  elegit  is  said 
to  be  now  obsolete  in  that  State. (2) 

5.  A  judgment  is  also  a  lien  in  New  Jersey,  Yirginia,(&)  Maryland, 
Ohio,(c)  Tennessee,  Missouri. (c?)  Illinois,  Mississippi_,(e)  South  Caro- 
lina,(/)  Georgia,(.g)  Delaware  and  Alabama.  But,  in  New  Jersey,  a 
junior  judgment  gains  priority  by  prior  delivery  of  the  execution  to  an 
officer.  In  Maryland,  the  lien  of  a  judgment  is  subject  to  the  specific 
lien  given  by  a  prior  contract.  In  Ohio,  the  lien  is  confined  to  the 
county,  and  continues  only  a  year,  unless  execution  is  levied,  as  against 
any  other  judgment.  It  does  not  embrace  after-purchased  lands.  By 
a  statute  of  1831,  judgments  standing  five  years  without  execution  jose 
their  lien.  In  Tennessee,  the  lien  continues  twelve  months,  and  binds 
all  the  lands  so  acquired  by  the  debtor  as  to  be  subject  to  sale  by  him, 
during  that  period.  A  judgment  creates  a  lien  upon  equitable  estates, 
in  Chancery.  In  the  same  State,  an  agreement  by  the  creditor  to  delay 
execution  forfeits  his  lien. '  In  Virginia,  only  a  moiety  of  the  debtor's 
lands  is  bound  by  a  judgmeut.(3)(/;) 

(1:  2  K  Y.  Rev.  St.  182-3;  Ind.  Rev.  L.  \  Hart,  lb.  185;  Parmentieru  Gillespie,  9Barr, 
214;  Punl.  293-4,  420-1-2:    Rundle  v.   Ett-    86;  Moorehead  v.  McKinney,  lb.  265. 

(2]  Jones  v.  Emmonds,  2  Mur.  43. 

(3)  Reeves  v.  Johnson,  7  Halst.  29 ;  Bank, 

&c.   V.    Lonoworth,   1   McL.    36;     Riddle  v. 

Bryan,  5  Ohio,  55  ;  McCormick  v.  Alexander, 

341;    Dunn   I;.    Olnev,  2  Harr.  (Pen.)    219;  '  2  Ohio,  65;  lb.  3,  135;  Roads  «.  Symmes,  1, 

Lombard  v.  Baryard,  Wallace  jr.,  196;  Younjj  1  313  ;  Stiles  u.  Murphy,  4,  92  ;  Porter  v.  Cocke, 

"1  Peck,  30.  See  lb.  App.  1 ;  Mucfree  v.  Car- 
mack,  4  Yerg.  270  ;  Anthon's  Shepard,  Vir- 
ginia; Coombs  V.  Jordan,  3  Bland,  328; 
Moale  V.  Buchanan,  11  Gill  &  J.  314;  Bus- 
tard w.  Morrison,  1  Scam.  236;  Greonway  v. 
Cannon,  3  Humph.  177  ;  Parrish  v.  Saunders, 
lb.  431;  Abbott  v  Malone,  lb.  532;  Chap- 
ron  V.  Casseday,  lb  661 ;  Clements  v.  Berry, 
11  How.  398  \  Wolfe  v.  Gardner,  4  Harring. 
338. 


wein,  2  Yea.  23;  Norton  v.  Talmadge,  3  Edw. 
310;  Crosier  v.  Acer,  7  Paige.  137  ;  Custer  v. 
Detterer,  3  Watts  &  S.  28;  Wliitehead  u.  Par- 
rel), 2  Miles,  434:   Muier  i;.   Leitch,   7  Barb. 


Renier,  4  Barb.  442;  Averill  v.  Loucks,  6 
Barb.  19;  Orth  w.  Jennings,  8  Blackf.  420; 
Michaels  v.  Boyd,  1  Smitli,  100 ;  Simpson  v. 
Niles,  lb.  104;  Cooper  v.  Cutshall,  lb.  128  ; 
Rockhill  V.  Hanna,  4  McL.  555 ;  Lounsbury 
V.  Purdy,  11  Barb.  490;  Haverlv  v.  Becker, 
4  Comst.  169;  Clarke.  Dakin,  2  Barb.  Ch.  36; 
Buciian  v.  Sumner,  Tb.  165  ;  Scott  v.  Howard, 
3  Barb.  319;  Wilkes  «.  Harper,  1  Comst. 
586;  Bratton,  8  Barr,  164;  Hays,   lb.  182; 


(a)  By  St.  1  &  2  Vict.  ch.  110,  sec.  11,  the  whole,  instead  of  one-half,  as  formerly,  of  a 
debtor's  lands,  may  be  taken  on  execution.     1  Steph.  288. 

(6)  Such  lien  is  implied,  although  there  is  no  statute  on  the  subject.  Burton  v.  Smith, 
13  Pet.  464  See  Rodgers  v.  McCluer,  4  Gratt.  81.  In  Maryland,  the  judgment  of  a 
magistrate's  court  gives  no  lien.     Md  L.  1296.  ^  See  Doub  v.  Barnes,  4  Gill,  1. 

(c)  In  Ohio,  leasehold  estates  in  the  lands  arid  water  power  situated  on  the  canals  and 
rivers,  and  owned  and  leased  by  the  State,  are  not  subject  to  judgment  liens.  Buckingham 
V.  Reeve,  19  Oiiio,  399. 

(d)  The  lien  of  a  judgment  will  hold  against  a  prior  unrecorded  deed  without  notice. 
Prothino;liam  v.  Stacker,  11  Mis.  77. 

(e)  Where  a  judgment  is  made  a  lien  on  all  the  debtor's  property,  for  two  years  from  the 
passage  of  the  statute  creating  the  lien  ;  tiie  lien  must  be  consummated  by  a  sale  within  that 
time,  and  will  not  be  extended  by  the  subsequent  levy  of  an  execution  sale  under  it.  Beirne 
V.  Mower,  13  S.  &  M.  427. 

(/)  In  South  Carolina,  it  is  said,  that  at  common  law  lands  were  not  liable  to  be  taken  on 
execution  ;  but  by  St.  5  Geo.  II,  they  became  liable  for  all  debts,  as  in  England  for  those  by 
specialty;  including  the  whole  estate  of  tlie  debtor.     Drayton  v.  Marshall,  Rice,  374. 

{g)  Seven  years'  peaceable  possession  of  land  since  1822,  by  a  bona  fide  purchaser,  without 
actual  notice  of  a  jurlgmcnt  against  tlie  vendor,  will  protect  the  purchaser  against  the  lien 
of  a  judgment  obtained  prior  to  the  act  of  1822.     Griffin  v.  McKenzie,  7  Geo.  163. 

(h)  In  Iowa,  a  judgment  is  no  lien  upon  a  pre-emption  right.  It  attaches  only  to  the 
estate  in  fee,  or  by  inheritance.     Harrington  v.  Sharp,  1  Iowa,  131. 
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6.  Ill  Kentucky  and  Mississippi,  the  lien  commences  upon  delivery 
of  an  execution  (to  an  officer.)  In  Tennessee,  from  the  teste  of  the  exe- 
cution.(l) 

7.  In  Pennsylvania,  by  act  of  March  20,  1799,  a  testatum  execution 
is  a  lien  from  delivery  to  the  officer;  but,  by  a  later  act,  (April  1, 
1823,)  it  is  to  be  recorded  in  the  court  records,  and  gives  a  lien  from 
such  entry  for  five  years.(2) 

8.  In  'New  England,  a  judgment  constitutes  no  lien  ;  but,  as  a  sub- 
stitute therefor,  Tands  may  be  attached  on  the  writ,  or  on  mesne  pro- 
cess.{a)  An  attachment  is  recorded,  and  then  takes  precedence  of  all 
subsequent  incumbrances,  though  perfected  only  by  the  levy  of  an  exe- 
cution.    The  effect  of  the  execution  relates  to  the  attachment. 

9.  In  JSTew  England, (i)  where  land  is  levied  upon  by  execution,  it  is 
appraised^  and  then  delivered  to  the  creditor  at  its  value,  and  the  exe- 
cution and  appraisement  returned  to  the  clerk's  office,  and  recorded  in 
the  registry  of  deeds.  In  Massachusetts,  Maine  and  New  Hampshire, 
the  debtor'  may  redeem  within  one  year.  In  Vermont,  within  six 
months,  paying  12  per  cent,  interest.  In  Ehode  Island  and  Connecti- 
cut, there  is  no  redemption.(3)(c) 


(1)  4  Kent,  435.  (See  Bell  v.  King;,  8  Por. 
147;  Morris  v.  Ellis,  3  Alab.  (N  S.)  560; 
Campbell  v.  Spence.  4,  543;  Pickens  w.  Mar- 
low.  2  Sm.  &  M.  428  ;  Planters,  &c.  v.  Calvit, 
3,  143  ;  Zecharie  v.  Bowers,  lb.  641 ;  U.  S. 
Bank  v.  Tyler,  4  Pet.  366  ;  Million  v.  Riley, 
1  Dana,  s'gO  ;  Roney  v.  Bell,  9,  3  ;  Taylor  v. 
Mumford,  3  Humph.  67  ;  Jobe  v.  O'Brien,  2 
Humph.  34;  Hood  v.  Winsett,  1  B.  Monr. 
209 :  Reid  v.  House,  2,  581 ;  Massingill  v. 
Downs,  7  How.  U.  S.  7  60. 

(2)  Purd.  293-5. 

(3)  5  Dane,  22-5;  1  Swift,  154-5;  Booth 
V.  Booth,  7  Conn.  350 ;  Phelps  v.  Parks,  4 
Verm..  488.     See  Pickets.  Breckenridge,  22 


Pick.  297  ;  Verm.  Rev.  St.  241-3  ;  Spencer 
V.  Champion,  13  Conn.  11;  Mass.  St.  1829, 
123  ;  Booth  by  v.  Commercial,  &c.,  30  Maine, 
361;  Chandler  v.  Sawtell,  22  Verm.  318; 
Boyd  V.  Page,  30  Maine,  460  ;  Bradley  v. 
Basaett,  2  Cuali.  417  ;  Leonard  v.  Bryant,  lb. 
32 ;  Robertson  v.  Demoss,  23  Miss  298 ; 
Morsjan  v.  Mason,  20  Ohio,  401  ;  Hayden  v. 
Stewart,  1  Md.  Ch.  459  ;  Ellicott  w.  U.  S.,  &c., 
7  Gill,  307;  Bailey  v.  Mizell,  4  Geo.  123; 
Kollock  V.  Jackson,  5,  153  ;  Litchton  v.  Mc- 
Dougald,  lb.   176;  Branch,  &c.  v.  Curry,  13 

Ala.'304;  v.   Ford,   lb.   431;   Planters, 

&c.  V.  Conger,  12  S.  &  M.  527  ;  Rupert  v. 
Dantzler,  lb.  697. 


Ajudcment  will  not  operate  as  a  lien  upon  after-acquired  estate,  until  a  levy.  Harring- 
ton V.  Sharp,  1  Iowa,    131;  Woods  v.  Mains,  1  Iowa,  275. 

Under  the  laws  of  Wisconsin  and  Iowa,  previously  to  the  statute  of  frauds  of  1840,  judg- 
ments did  not  operate  as  liens  upon  real  estate.     Woods  v.  Mains,  1  Iowa,  275. 

The  6th  section  of  "An  act  to  prevent  frauds,"  in  Iowa,  extended  to  all  valid  judgments 
previously  rendered  in  the  supreme  and  district  courts,  and  gave  to  every  such  judgment,  in 
esse  at  the  date  of  its  approval,  as  effectual  a  lien  upon  the  real  estate  of  the  judgment 
debtor  as  subsequent  judgments  could  ;  and  this  section  also  extends  to  operative  judgments 
rendered  within  the  limits  of  Iowa,  under  the  territorial  governments  of  Michigan  and  Wis- 
consin,    [Hastings,  C.  J.,  dissenting.]     lb. 

{a)  See  Me.  L.  1834,  195;  1835,  247.  In  Rhode  Island  and  Connecticut,  only  for  want 
of  chattels  or  of  the  body.  Where  an  officer,  serving  an  execution,  made  demand  of  money 
and  chattels  to  satisfy,  and  no  personal  property  was  offered  to  him  ;  held,  he  might  law- 
fully levy  upon  land,  though  the  debtor  at  that  time  owned  and  possessed  personal  property 
sufficient;  to  satisfy  the  execution.  Graves  v.  Merwin,  19  Conn.  96.  In  Alabama,  after 
return  of, mora  est  inventus  upon  the  writ.  Clay,  54,  60.  See  Mass.  St.  1838,  123.  In  Illi- 
noi-s,  if  a  writ  of  attachment  or  execution  is  issued  from  one  county  to  another,  and  levied 
on  land,  the  levy  is  recorded  in  the  county  where  the  land  lies.  So,  where  an  attachment 
is  levied  on  land,  in  anv  case.  St.  1841,  181.  As  to  attachment  in  North  Carolina,  see 
Harlin  v.  Carson,  4  Dev.'  &  B.  388. 

(6)  I'^xcept  Rhode  Island,  where  it  is  sold. 

(c)  See  Verm.  L.  1837,  4.  In  Massachusetts  and  New  Hampshire,  equities  of  redemption 
are  sold.  In  Maine,  the  lands  of  a  manufacturing  corporation  may  be  sold,  and  be  redeemed, 
or  subject  to  legal  process,  like  lands  mortgaged.  Me.  L.  1838,  484-5.  In  New  Hampshire, 
(Rev  St.  396.)  if  the  levy  of  an  execution  is  stayed  by  injunction,  thirty  days  are  allowed 
after  dissolution  thereof.     Where  the  property  is  not  conveniently  divisible,  an  undivided 
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10.  In  Pennsylvania,  where  land  is  to  be  taken  upon  execution, 
there  is  a  previous  inquest  of  twelve  men  as  to  the  value,  unless  the 
debtor  waive  it  in  writing.  And  where,  before  the  extent  is  out,  other 
judgments  are  recovered  against  the  same  defendant,  and  the  whole 
amounts  due  cannot  be  paid,  from  the  profits,  the  land  shall  be  sold. 
Where  no  sale  can  be  made,  the  land  is  delivered  to  the  creditor  in 
satisfaction  bj  appraisement.  Not  less  than  one  whole  tract  or  lot  shall 
be  sold.  An  estate  for  life  may  be  sold,  without  inquisition.  So  any 
estate  of  uncertain  duration.  So  woodland,  or  land  wholly  unimproved 
or  vacant.  So  any  other  land,  where  it  is  evidently  insufficient  to 
satisfy  the  judgments  from  the  profits.(l)(a)  Where  lands  are  levied 
on,  if  the  jury  find  that  seven  years'  rents  will  be  insufficient  to  satisfy 
the  execution,  there  shall  be  an  appraisal.  If  the  defendant  assent  to 
a  condemnation,  according  to  the  act  of  1836,  and  if  an  inquisition  and 
condemnation  are  not  deemed  necessary,  there  shall  be  a  valuation. 
Unless  two-thirds  of  the  amount  is  bid,  there  shall  be  no  sale  for  one 
year.  There  shall  be  an  appraisal  in  all  cases,  though  the  estate  be 
only  for  life  or  for  years.  But  execution  shall  not  be  stayed,  unless 
the  interest  is  paid  on  the  debt,  and  on  prior  liens,  and  the  ground-rent 
and  municipal  charges,  subject  to  the  judgment;  and,  semi-annually, 
interest  on  judgments  and  ground-rents.  After  inquisition  as  to  the 
yearly  value  upon  execution,  th"e  plaintiff  may  allow  the  debtor  or  any 
party  in  interest  to  retain  the  land,  giving  notice  accordingl3^  If  this 
is  not  done,  the  land  is  sold.  Rent  shall  be  paid  every  six  months  ; 
if  behind  for  30  days,  a  sale  takes  place.  The  court  apportions  the 
rent  among  the  respective  parties  having  title.  If  a  life  estate  in  im- 
proved lands  is  levied  on,  a  sequestrator  is  appointed  to  receive  the 
rents,  and  he  either  sells  or  leases. 

11.  In  Delaware,  the  lands  are  appraised  ;  and,  if  the  inquest  finds 
that  the  rents  and  profits  for  seven  years  will  pay  the  debt,  the  lands 
are  extended,  and  possession  given  to  the  creditor,  as  upon  an  elegit ; 
if  not,  they  are  sold  without  right  of  redemption. (i)    In  Ohio,  lands  shall 

(1)  Purd.  Dio:.  289-90-4-5-7  ;  Howell  v.  Binn.  91 ;  Smull  v.  Micklc.y,  1   Rawle,  96  ; 

Woolfort,  2  Dall.  75-7  ;  Roe  V.  Humphreys,  Penns.    St.    1843,    235-407-9;    1841,    2-4; 

1  Yeates,  427;  Grant  V.  Eddy,  2,  150;  Dun-  1842,    407-9;   Crawford   v.    Boyer,   2  Harr. 

can  V.  Robeson,  454;  Burd  v.   Dansdale,  2  380. 


interest  may  be  set  off,  or  such  division  made  as  the  appraisers  think  best.  A  levy  may  also 
be  made  upon  the  rent  or  income  of  the  property,  for  a  certahi  period,  and  the  tenant  must 
attorn  or  be  ejected.  lb.  394.  An  execution  title  will  be  valid,  if  recorded  on  or  before 
the  return-day;  otherwise,  only  against  the  debtor,  until  recorded.  lb.  See  Barker  v. 
"Wendell,  12  N.  H.  119;  McConike  v.  Sawyer,  lb.  397. 

(a)  Under  a  venditioni  exponas,  the  sheriff  must  sell  the  debtor's  whole  interest  without 
reservation  or  restriction.  Fretz  v.  Heller,  2  Watts  &  S.  397.  The  parties  may,  by  consent, 
waive  the  inquisition,  and  have  the  lands  sold  without  it.     Overton  v.  Tozer,  7  Watts  331. 

Wliere  a  party  suffered  his  land  to  be  sold  upon  an  execution  issued  on  a  judgment  more 
than  five  years  old,  and  not  revived  by  sci.  fa. ;  held,  neither  he  nor  those  claiming  under 
him  could  afterwards,  in  a  collateral  proceeding,  call  in  question  the  validity  of  the  sale. 
Hinds  V.  Scott,  1  Jones,  19. 

(b)  On  a  sale  of  real  estate  by  the  sheriff,  lie  must  be  prepared  to  show  at  least  one  ad- 
vertisement, posted  in  each  hundred,  10  daj's  before  the  sale,  and  it  seems,  that  this  is  not 
exclusive  of  both  the  day  of  posting  and  the  day  of  the  sale.  Underwood  v.  Jeans,  4  Har- 
ring.  201. 

The  slierift'  is  bound  to  prove  notice  of  sales  of  land  strictly.  Burton  v.  Wolfe,  4  Har- 
ring.  221. 

Objections  to  the  inquisition  on  land  were  heard  after  the  return  term,  where  the  defend- 
ant had  no  notice  or  knowledge  of  the  holding  of  the  same  until  after  the  term.     lb. 
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not  be  sold  under  the  amount  of  two-thirds  of  the  apprai.sed  value,  (ex- 
cept in  sales  for  taxes,  or  against  officers  for  money  collected.)  If  two- 
thirds  of  the  ai)praised  value  will  satisfy  the  execution,  the  judgment 
is  no  longer  a  lien  on  the  residue,  as  against  bona  fide  judgment  credi- 
tors.(a) 

12.  In  North  Carolina,  lands  are  liable  to  be  taken  on  legal  process, 
for  debts,  for  want  of  chattels.  Like  the  latter,  they  may  be  sold  upon 
execution.  But,  a  creditor  may,  at  his  election,  have  one-half  of  the 
debtor's  real  estate  delivered  to  "him,  upon  a  reasonable  extent  or  price. 
(See  sec.  4.) 

13.  In  New  Jersey,  Maryland,  South  Carolina,  and  Georgia,  it  seems, 
lands  are  sold  on  execution,  without  right  of  redemption.  In  the  last 
named  State,  where  the  debtor  is  the  head  of  a  family,  upon  all  con- 
tracts subsequent  to  the  passage  of  the  act,  (1843,)  except  those  for  the 
price  of  the  land  itself;  fifty  acres  are  exempted  from  attachment  and 
execution.  A  debtor  is  authorized  to  point  out  the  property  which  he 
wishes  to  have  taken. (1) 

14.  In  New  York,  land  is  sold  on  execution  at  law,  or  in  Chancery, 
for  want  of  goods,  on  six  weeks'  notice,  and  in  separate  parcels,  if  re- 
quired. A  certificate  is  delivered  to  the  purchaser,(6)  and  another 
filed  in  the  clerk's  office  of  the  county  within  ten  days.  The  debtor 
or  his  representative  may  redeem  within  one  year,  for  10  per  cent,  in- 
terest. A  joint  tenant,  &c.,  upon  paying  his  rateable  share.  If  the 
debtor  does  not  redeem,  a  creditor,  by  judgment  or  decree  in  equity, 
may  do  it,  within  a  year  and  three  months,  upon  paying  7  per  cent,  in- 
terest. Any  other  judgment  creditor  may  redeem  from  him,  upon  pay- 
ment of  what  he  has  paid,  with  interest,  and  the  amount  of  his  claim, 
if  it  is  a  prior  lien  upon  the  land.  So  with  .other  successive  creditors. 
But  such  redemptions  must  be  within  fifteen  months  from  the  sale.  At 
the  end  of  that  time,  the  oflQcer  gives  a  deed  to  the  purchaser,  and  he 
acquires  an  absolute  title.  The  deed  relates  to  the  time  of  sale,  and  has 
precedence  of  intervening  incumbrances.(2) 


(1)  1  N.  C.  Rev.  St.  265.  See  Borden  v. 
Smith,  3  Dev.  &B.  34;  Higo-ins  v.  Ketchum, 
4,  414;   Ga.    St.   1843,   121,  2;   1842,    85;  4 


(2)  1  N.  Y.  Rev.  St.  183,  363;  367,  8,  9, 
370,  4.  See  Emmet  v.  Bradstreet,  20  Wend. 
50;   Wood,  4  Hill,  542;   Paddock,   lb.  544; 


Kent,  431.  (See  Den  v.  Downara,  1  Green,  Newell,  lb.  589,  608:  Baker,  lb.  613;  Pen- 
135;)  Ga.  St.  1743,  121,  122;  Carson  v.  Smart,  nell  v.  Hinman,  7  Barb.  644;  Wright  - 
12  I'red.  369.  1  Douglass,  10  Barb.  97. 


It  seems,  that  the  sheriff  is  not  bound  to  inquire  on  lands  which  have  been  sold  and  eon- 
veyed  by  the  defendant,  and  possession  delivered,  though  such  lands  are  bound  by  the  judg- 
ment, at  least  until  after  condemnation  of  the  other  lands  also  bound.     lb. 

Notice  of  holdintf  inquisitions  on  laud,  or  of  sale,  should  be  served  personally  on  the  de- 
fendant, if  residing'in  the  county  ;  -otherwise  on  the  tenant,  or  at  the  mansion-house  or  other 
notorious  place  ou  the  premises.     Wolf  v.  Heathers,  4  Harring.  325.  _  _ 

A  sale  of  land  on  execution  was  set  aside  for  want  of  notice  of  inquisition.  Collnis  v. 
Steel,  4  Harring.  536. 

(a)  Though  a  sale  be  made  without  appraisement,  the  purchaser  still  takes  a  good  title. 
Lessee.  &c.'v.  Parish,  3  Ohio,  187. 

(6)  It,  is  held,  that  one  receiving  such  certificate  dies  seized,  though  he  has  never  taken  a 
deed.     English'  v.  Helmerth,  3  Corast.  294. 

But,  on  the  other  hand,  it  has  been  decided,  that  such  purchaser  acquires  no  more  than  a 
lien  upon  the  land  for  the  amount  of  his  bid  and  interest,  dnring  the  16  luonths  allowed  for 
redemption,  whether  the  premises  are  subject  to  a  mortgage  or  not.     Vaughn  v.    Ely,    4 

Barb.  159.  ,     r        ,     .■         ^ 

A  sheriff's  deed  of  lands  sold  under  judgment  and  execution,  executed  alter  the  tune  ot 

redemption  from  such  sale  has  expired,  regies  to  the  time  of  sale  ;  and  where,  before  such  deed 
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15.  In  Virginia,(a)  Kentucky,  Delaware  and  Alabama,(6)  the  Eng- 
lish form  of  elegit  is  retained,  whereby  the  creditor  extends  his  execu- 
tion upon  a  moiety  of  the  debtor's  lands.  But  in  Alabama,  he  may  also 
sell  upon  execution."  In  Alabama,  after  sale  on  execution,  there  is  a 
right  of  redemption  for  two  years,  on  payment  of  10  per  cent,  interest. 
Other  creditors  may  redeem.  If  a  creditor  tenders  the  amount,  and 
offers  or  agrees  to  credit  the  debtor  with  10  per  cent,  on  the  purchase- 
money,  the  purchaser  is  bound  to  convey  to  him,  unless  the  purchaser 
within  six  months  pay  the  creditor  the  amount  of  this  advance.  If  the 
purchaser,  or  one  claiming  under  him,  is  a  creditor,  he  may,  at  his  elec- 
tion credit  the  debtor.  Other  creditors  may  redeem  from  the  first  on 
the  same  terms.  In  Virginia,  only  the  Commonwealth  can  sell  land  en 
execution. (1) 

16.  In  Tennessee,  Illinois,  New  Jersey  and  Kentucky,  land  is  first 
appraised.  In  Tennessee,  if  it  cannot  be  sold  ibr  three-quarters  of  its 
appraised  value,  the  creditor  may  take  it  at  that  rate — otherwise,  he 
loses  his  lien.  In  New  Jersey,  the  debtor  has  six  weeks  to  redeem. 
In  Kentucky,  the  debtor  may  redeem  within  twelve  months,  unless  the 
land  brings  two-thirds  of  the  appraisement.  Lands  sold  under  a  Chan- 
cer3'  decree  need  not  be  appraised. (2) 

17.  In  Tennessee,  a  sale  is  void,  unless  the  sheriff  give  to  the  debt- 
or, if  in  possession,  twenty  days'  written  notice  of  the  time  and  place  of 
sale,  or  other  equivalent  information.  By  act  of  1820,  the  debtor  or 
other  creditors  may  redeem  within  two  years,  paying  ten  per  cent,  in- 
terest.(3) 

18.  In  Indiana,  a  debtor's  whole  estate  is  subject  to  execution  ;  but 
he  has  the  right  to  direct  what  portion  shall  be  taken,  and,  if  he  give 
no  direction,  the  land,  &c.,  on  which  he  is  chiefiy  situated,  shall  not  be 
seized,  if  there  is  any  other  to  be  found.(c)  The  personal  property  is 
first  to  be  sold,  unless  the  debtor  elect  otherwise.  Before  selling  the 
fee-simple  of  land,  the  sheriff  shall  offer  for  sale  the  rents  thereof  for 
seven  years,  and  if  such  term  .will  bring  enough  to  satisfy  the  execu- 
tion, it  shall  be  conveyed.  A  sale  of  the  fee,  without  such  previous 
offer,  is  void.(4)(c/) 

(1)  4  Kent,  431,  n.,  434;  Claj',  207,  502,  (3)  Trott  v.  M'Gavoek,  1  Yerg.  5,  215;  4 
503;  G-oodlet  i'.  Smithson,  5  Por.  245  ;  Por-  Kent,  434.  See  Roth  well  v.  Gettys,  1  Humph. 
V.  Proctor,  9  B.  Men.  24.  135,  Killibrew  v  Elliott,    11,  442. 

(2)  Ten.  St.  1823,  14  ;  Illin.  Rev.  L.  370;  (4)  Ind.  Rev.  L.  234,  5;  Gautly  v.  Evviug, 
4  Kent,  429  u.,  433.  Blakey  v.  Abert,  I  Dana,  3  How.  707. 

185. 


is  given,  another  person,  by  an  attachment,  judgment,  and  sale,  acquires  all  the  interest  of 
the  purchaser,  and  procures  the  sherifTto  execute  and  deliver  a  deed,  in  which  such  original 
purcliaser  is  named  as  grantee,  the  title  passes  thereby,  although  such  grantee  does  not  con- 
sent to  the  ex:cution  and  delivery  thereof.     Wright  v.  Douglass,  2  Comst.  373. 

(a)  The  officer  does  not  give  actual,  but  only  legal  possession,  on  which  the  creditor  must 
bring  ejectment.     Roland  v.  Barkley,  1  Brock.  356. 

{b)  Fi)rty  acres,  not  exceeding  in  value,  $400,  wiiich  value  is  to  be  appraised,  are  exempted 
from  execution,  lor  the  benelit  of  permanent  families.  Tne  provision,  however,  does  not  ap- 
ply to  lands  in  any  town  or  city.     Clay's  Dig.  210. 

{c)  By  ancient  statutes  in  Pennsylvania,  land  of  this  description  could  not  be  sold  within 
a  year  h-om  judgment.  (Purd.  288,  91.)  But  those  acts  are  obsolete  and  not  practised 
under.     2  Yeates,  456. 

{d)  By  a  late  statute,  land  sold  on  execution  may  bo  redeemed  within  twelve  months,  or 
by  subsequent  incumbrancers  thirty  daj'S  beyond  tiiis  period,  at  twelve  per  cent,  interest. 
No  sale  shall  bo  made  for  less  than  one-half  tho  cash  value  according  to  an  appraisement, 


THAr.  C]  LIABILITY  OF  REAL  PROPERTY  FOR  DEBTS.  607 

19.  In  Illinois,  tbe  purchnser  of  land  on  execution  at  first  receives 
I'roni  the  officer  only  a  certificate.  The  debtor,  his  representatives  or 
grantees,  may  redeem  in  twelve  months,  and  any  other  judgment  cred- 
itor in  fifteen,  months — pa3'ing  10  per  cent.,  interest.  If  there  is  no 
redemption,  the  officer  gives  a  deed.  Neither  personal  estate,  nor  the 
land  on  which  the  debtor  resides,  can  be  taken,  where  there  is  other 
property.  In  the  same  State,  the  judgment  is  a  lien  on  lands  for  seven 
years,  if  execution  be  issued  in  one  year.  If  execution  have  been  staid 
by  order  of  the  court,  this  time  is  not  reckoned  as  part  of  the  seven 
yrars.  The  lien  is  not  destroyed  by  the  defendant's  or  plaintiff's  death. 
The  act  applies  to  certificates  of  purchase  from  the  United  States,  if  held 
by  record.  A  decree  in  Chancery  gives  a  lien,  as  well  as  a  judgment  at 
law.  B}'-  a  late  act,  the  creditor,  after  the  expiration  of  a  3'ear,  must 
sue  out  execution,  deliver  it  to  the  officer,  and  redeem  from  the  fiist  sale 
by  paying  the  necessaiy  sum  to  the  officer.  The  officer  then  makes  a 
certificate  of  redemption,  files  it  in  the  recorder's  office,  and  advertises 
and  exposes  the  land  for  sale.  The  sum  paid  b}'  the  creditor  is  con- 
sidered as  a  bid,  and  if  there  is  no  higher  one,  he  receives  a  deed  of  the 
land,  irredeemable.  If  there  is  a  higher  bid,  and  the  land  struck  off" to 
such  bidder,  the  excess  is  applied  to  the  execution,  under  which  the  re- 
demption was  made,  and  the  purchaser  receives  a  certificate  for  a  deed 
in  60  days.  In  case  of  redemption  from  this  sale,  the  officer  proceeds 
in  the  same  v/ay  so  long  as  any  judgment  creditor  will  redeem.  After 
the  lapse  of  60  days  without  redemption,  a  deed  is  given.  Certificates 
are  made  assignable. 

By  another  act,  no  propert}^  shall  be  sold  on  execution,  till  after  an 

aud  the  execution  may  be  renewed  every  three  months,  in  case  of  failure  to  sell  upon  the 
first  one.  This  provision  does  not  apply  to  certain  honorary  or  confidential  debts.  St.  1841, 
130,  1.  Sales  of  land  made  on  execution,  in  violation  of  the  appraisement  law,  are  void, 
though  the  purchaser  had  no  actual  notice  of  such  violation.    Hohnan  v.  Collins,  1  Smiili.  58. 

In  Indiana,  an  appraisement  law,  in  existence  at  the  inception  of  a  contract  made  in  that 
State,  enters  into  and  becomes  a  part  of  the  contract;  but,  in  the  case  of  a  contract  made 
in  another  Stale,  the  appraisement  law  does  not  attach  and  become  a  part  of  it,  until  judg- 
ment is  recovered  thereon  in  Indiana:  and  the  law  in  force  at  tlie  time  of  the  recovery  of 
judgment  controls  the  sale  on  execution.     lb. 

If,  after  a  sherifi'  has  levied  an  execution  on  a  tract  of  land,  the  execution  debtor  lay  off 
the  land  into  town  lots,  the  sherifif  will  not  be  bound,  on  the  mere  request  of  such  debtor,  to 
sell  the  lots  separately.     Riser  v.  Ruddick,  8  Blackf:  382. 

In  Ohio,  the  lands  shall  not  be  sold  for  less  than  two-thirds  of  the  appraisement,  except 
in  sales  for  taxes,  or  against  officers  for  money  collected.  They  are  to  be  appraised  by  tijree 
freeholders,  and  if  the  execution  does  not  exceed  two-thirds  of  the  value,  tiie  lien  of  the 
judgment  ceases,  as  against  other  judgment  creditors.  4  Kent,  433.  See  Baird  v.  Kiriland, 
8  Ohio  22. 

In  Michigan,  real  estate  is  appraised,  before  it  can  be  sold  on  execution.  If,  at  two-thirds 
the  appraisement,  it  exceeds  tlie  amount  of  the  execution,  the  appraisers  set  ofl'  enough  to 
equal  the  latter,  which,  if  accepted,  satisfies  the  execution  ;  otlierwise,  it  is  sold  by  tlie  sherifif 
if  it  will  bring  two-thirds  of  the  appraisal.  If  not,  tiie  lien  remains  til!  a  sale.  Certain  spe- 
cial claims  are  exempted  from  these  privileges.  Mich.  St.  1841,  45.  7,  150,  3  ;  1842,  135,  8  ; 
1843,  155,  60.  The  property  may  be  again  offered  for  sale,  but  not  more  than  twice  in  a  j'car. 
The  lien  continues  a  year  from  the  levy.  Redemption  is  allowed  within  one  j^ear,  in  case  of 
mortgage,  six  months,  at  ten  per  cent,  interest.  The  deed  of  the  sheriff  is  left  with  the  re- 
gister. 

Separate  lots  arc  separately  appraised  and  sold.  If  a  division  would  be  injurious,  an'un- 
divided  share  is  sold.  So,  the  interest  of  a  tenant  in  common,  &c.  The  above  provisions 
as  to  appraisal,  &c ,  do  not  apply  to  mortgages  which  expressly  stipulate  that  they  shall 
not. 

In  Arkansas,  lands  taken  on  execution  are  appraised  if  the  debtor  so  requires,  and  shall 
not  be  sold  for  less  than  two-thirds  of  tlie  appraisal.  They  remain  iu  the  debtor's  hands 
and  after  one  year  are  sold  absolutely.     Ark.  St.  1840,  58. 
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appraisal  at  its  cash  value,  or  for  less  than  two-thirds  of  such  appraisal. 
But  the  process  may  be  rapeated  at  the  pleasure  of  the  creditor.  The 
plaintiff  may  elect  on  what  property  to  levy,  except  the  land  on  which 
the  debtor  resides,  and  personal  property,  which  shall  be  last  seized.  The 
act  applies  to  all  sales  of  mortgaged  property,  whether  foreclosed  at  law 
or  in  Cliancery,  and  only  to  judgments  prior,  and  to  be  rendered  on  any 
contract  or  cause  of  action  prior  to  May  1,  184:l.(tt) 

20.  In  Missouri,  the  debtor  may  elect  on  what  property  the  execution 
shall  be  levied.  Where  land  on  a  lease  for  more  than  three  years  is 
taken,  the  officer  gives  a  deed  for  seven  years.  Execution  may  be  levied 
on  "all  real  estate  owned  at  the  rendition  of  judgment,"  &c.,  or  at  any 
times  afterwards  ;  but  not  on  property  to  which  the  lien  of  the  judgment 
does  not  extend  or  has  been  deterniined,  (unless  owned  at  the  time  of  the 
officer's  receiving  the  execution.)  Judgments  are  a  lien  upon  lands  for 
three  years.     An  execution  is  no  lien,  till  delivered  to  an  officer.(l) 

21.  In  Mississippi,  if  the  lands  do  not  bring,  or  the  creditor  will  not 
take  them  at,  two-thirds  of  the  appraisement,  a  peremptory  sale  may 
be  prevented  by  giving  security.  Sales  under  Chancery  decrees  are 
on  six  months'  credit.  If'  in  an  execution  sale,  the  property  does 
not  bring  two-thirds  of  the  value,  after  twelve  months  a  new  process 
issues,  and  it  is  sold  absolutel)^  Where  a  debtor  is  the  head  of  a 
family,  the  law  exempts  from  execution  on  contract  160  acres,  not  the 
site  of  a  city,  town  or  village.  If  he  owns  over  one  quarter  section,  the 
exemption  shall  include  the  house  and  improvements.  If  there  are 
several  tracts,  he  may  make  a  selection.  If  in  a  city,  &c.,  to  the  value 
of  $1,500,  exclusive  of  buildings.  If  he  owns  more,  there  shall  be  a  divi- 
sion, if  practicable ;  otherwise,  he  may  pa}'-  the  excess  ;  or  there  may  be 
a  sale  in  common.  In  case  of  more  than  one  lot,  he  may  select.  Where 
a  levy  is  delayed  by  -injunction,  the  lien  continues. (2) 

22.  In  case  of  sale  on  execution,  the  sheriff  gives  a  formal  deed. 
Otherwise,  where  the  land  is  ea;fe7;c?ef/ upon,  in  which  case  the  creditor 
acquires  a  record  title,  and  no  deed  is  necessary.(3) 

23.  ^Vhether  rights  of  entry  may  be  sold  on  execution,  seems  a  point 
somewhat  unsettled.  The  prevailing  doctrine  is,  that  they  may.  So 
held,  expressly,  in  Tennessee.  In  Massachusetts,  t'le  real  estate,  subject 
to  execution,  includes  lands  fraudulently  sold,  and  rights  of  entry. (■!)(&) 

(I)  Ulin.  Rev.L.  370-1-2-4-,  125;  St.  1841,  i      (31  See  Den  v.  Abingdon,  Dougl.  473. 
168;   1842-3,  18G ;  Misso.  St.  256,  339;  St.  \      (4)  Jackson  i;.  Varick,  7  Cow.  233;  Inglis 
1838,44.     See  Landesj;  Brant,  10  How.  348;    «.  Trustee.?,   &c.,    3  Pet.   131.     (But   see  lb. 
Hammond  v.  Scott,  12  Mis.  8.  177;)  Bumpass  v.  Gregory,  8  Yerg.  46 ;  Mass. 

(2)4    Kent,    433;     Missi.    L.     511,    846;    Rev,  St. 
Mc'Geheu.  Handlcy,  5  How.  625;  St.  1841,  ^ 
113-15-16-17. 


(a)  This  and  similar  stop-laws  (so  called)  of  other  States  have  been  adjudged  invalid,  as 
conflicling  with  tlie  constitution,  bv  the  Supreme  Court  of  tlie  United  States.  Bron.son  v. 
Kenzic,  1  How.  311.  The  Statute  of  Illinois  Imd  been  previously  held  valid  by  tiie  court  of 
that  State.     Williams  v.  Waldo,  3  Scam.  265. 

{h)  In  Virginia,  slavcis,  though  personal  estate,  shall  not  be  sold  till  the  rest  of  it  is  ex- 
hausted, and  only  lor  payment  of  debts  and  expenses.  Anth.  Slicp.  494.  In  Maryland,  it  is 
held,  that  wliatever  may  be  sold,  may  also  be  taken  on  execution.  Coombs  v.  Jcjrdan,  3 
Bland,  299.  In  New  Hampshire,  an  attachment  of  real  estate  gives  a  lien  upon  tlie  debtor's 
right  of  redeeming  from  execution  or  tax  sales,  and  his  right  of  receiving  conveyances  under 
contracts.  N.  H.  Rev.  St.  368.  The  creditor  has  a  right  to  di.scharge  any  incumbrance,  and 
either  ho  or  the  officer  may  demand  a  statement  of  its  amount.     Unless  furnished  in  fifteen 
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24  Where  a  person  has  died,  his  personal  property  shall  be  first  ap- 
plied in  payment  of  debts,  even  though  expressly  bequeathed,  and 
though  the  real  estate  is  expressly  charged  with  such  payment,  unless 
the  personal  estate  is  in  terms  exonerated.  In  Massachusetts,  (and  pro- 
bably this  is  the  general  rule,)  the  property  shall  be  arranged  in  refer- 
ence to  debts,  as  fbllo-\\-s :  1.  Personal  estate,  excepting  specific  bequests, 
or  such  of  it  as  is  expressly  exempted  ;  2.  Eeal  estate  appropriated  by 
will  to  th-s  paj'ment  of  debts;  8.  Descended  estate;  4.  Lands  specific- 
ally devised,  although  they  may  be  generally  charged  with  debts,  if 
not  specially  appropriated.(a)     Lands  specifically  devised  are  not  Yuihle 

days,  or,  if  untrue,  the  iucumbrance  is  discharged.  After  payment,  if  the  attachment  is  in 
any  way  defeated,  the  creditor  may  claim  a  conveyance  from  ttie  incumbrancer  of  his  title, 
and,  if  not  made,  may  recover  back  tlie  sum  paid.  If  such  conveyance  is  made,  the  debtor 
is  notified,  and  may  still  redeem.  Any  cliange  in  the  title  of  a. debtor  to  lands  attaclied,  has 
no  effect  upon  the  attachment,  but  his  whole  interest  is  bound  thereby.  lb.  369.  The  ri<rht 
to  receive  a  conveyance  of  land  may  be  sold  on  execution,  and  tlie  vendee  may  maintain  a 
bill  iu  equitj'  to  enforce  performance.  So,  the  riu;ht  of  redeeming  any  real  estate.  lb.  396. 
In  Maine,  it  seems,  all  interests  in  real  estate  are  subject  to  execution.  Rev.  St.  (passim.) 
Thus,  a  mere  possessory  title.  lb.  388.  So  in  Vermont.  Tlie  riijht  of  redemption  continues 
for  six  months,  during  which  tlie  creditor  cannot  enter ;  but  the  delnor  must  aecou  it  lor  the 
rents,  &c.  Where  the  estate  cannot  well  be  divided,  an  undivided  portion  is  set  off.  An 
equity  of  redemption,  or  an  undivided  portion  tliereof,  may  be  set  off.  An  execution  may  be 
levieil  on  rents,  the  tenant  making  attornment,  and  the  creditor  shall  hold  till  paid,  sulgect 
to  redemption  as  in  case  of  lands.  If  lands,  &c ,  levied  on  do  not  belong  to  the  debtor,  a  scire 
facias  ma\'  issue  upon  the  execution.  In  case  ot  doubt  as  to  the  formal  validity  of  a  levy, 
either  party  may,  by  petition,  obtain  a  decision  of  the  court  thereupon.  If  vacated,  the  levy 
continues  a  lien  sixty  days  from  the  rising  of  the  court.  The  otBcer,  when  so  directed,  • 
leaves  a  copy  of  tlie  execution  with  the  register  of  deeds.  The  lien  continues  five  months. 
Verm.  Rev.  St.  240-5. 

(a)  A  residuary  devise  is  not  specific.  Bradford  v.  Haynes,  2  Appl.  105.  If  a  devise  is 
made  to  the  heir,  the  debts  are  charged  pari  passu  upon  the  land  devised  to  liim,  and  that 
devised  to  others.  Reiderman  v.  Seymour,  3  Beav.  368.  The  heirs  of  one  deceased  hold 
his  lands  subject  to  debts,  having  a  mere  right  of  possession  till  these  are  paid,  and  no 
power  to  transfer  them  to  the  prejudice  of  creditors.  "VYutkins  v.  Holman,  16  Pet.  25  The 
legislature  may  make  lands  primarily  liable  for  debts,  to  the  exclusion  of  personal  propertv. 
lb. 

If  devised  real  estate  is  sold  for  payment  of  debts,  and  assets  are  subsequently  discovered 
and  received  by  the  executors;  the  devisees  may  claim  reimbursement.  Couch  v.  Dela- 
plaine,  2  Comst.  397. 

A  devisee  of  land  charged  with  debts  is  not  liable  to  an  action  at  law  by  the  creditors,  un- 
less he  has  expressly  promised  to  pay.  P]hvood  v  DeifendorlJ  5  Barb.  39S.  And  even  if 
he  has  entered  and  promised  to  pay  the  debts,  he  is  not  personall}'  liable,  at  law,  unless  the 
land  is  exclusively  charged.  lb.  A  devisee,  by  accepting  the  devise,  becomes  personally  li- 
able, but  the  land  is  not  tlierebj-  exempted.  lb.  The  lien  exists  even  against  grantees  of  the 
land.  But  the  devisee  is  liable  to  pay  the  debts  in  exoneration  of  the  lands,  and  the  remedy 
against  him  must  be  exhausted  before  proceeding  against  the  land.     lb. 

The  rule  established  in  England,  that  residuary  devises  are  to  be  regarded  as  specific  on 
the  ground  that  a  testator  can  only  dispose  of  the  lands  owned  by  him  at  the  time  of  ma- 
king his  will,  if  it  ever  was  in  force  here,  was  abrogated  bj^  the  Rev.  Sts.  c.  02,  sec.  3,  by 
which  testators  are  enabled  to  dispose  by  will  of  subsequently  acquired  real  estate.  Blaney 
V.  Blaney,  1  Cush.  107. 

Where  a  testator  gave  several  money  legacies  and  specific  bequests,  and  one  or  two  spe- 
cific devises,  and  gave  all  the  residue  of  his  estate,  real  and  personal,  alter  the  payment  of 
his  debts  and  the  expenses  of  fulfilling  liis  will,  to  four  cousins,  naming  them;  held,  the 
lands  devised  in  the  residuary  clause  were  not  chargeable,  in  aid  of  the  personal  estate,  with 
the  paj'uient  of  the  legacies,  but,  the  personal  estate  being  insufficient  to  pay  the  legacies^ 
they  must  abate.  [Seven  judges  concurring,  four  judges  dissenting.]  Olden  v.  White,  1 
Halst.  Ch.  629. 

Where  a  testator,  by  the  residuary  clause  of  his  will,  gives  all  the  rest  and  residue  of  his 
estate  and  effects,  real  and  personal,  not  therein  otherwise  effectually  disposed  of,  after  pay- 
ment of  his  debts,  legacies,  funeral  expenses,  and  other  charges  tlierein  autiiorized,  to  his 
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to  be  sold  for  payment  of  specific  legacies ;  and  even  a  judgment  debt 
shall  be  paid  from  the  latter,  not  the  former.(l) 

25.  Personal  property,  specilically  bequeathed  to  the  widow  of  the 
testator,  shall  be  applied  to  payment  of  debts  before  land  devised. (2) 

26.  Where  there  is  a  specific  lien  upon  lands, — as  where  they  are 
mortgaged  for  debts,  or  the  lands  are  devised  on  condition  of  paying 
debts,  or  with  a  direction  to  that  effect ; — the  general  rule  shall  not  ap- 
ply, but  the  lands  shall  be  first  appropriated.  So,  if  there  is  an  evident 
intention  that  legacies  be  paid  entire,  and  the  debts  from  some  other 
source,  a  court  of  chancery  will  carry  it  into  effect.(3) 

27.  Personal  property,  not  effectually  bequeathed,  is  the  primary 
fund  for  payment  of  debts,  even  though  the  will  directs  payment  from 
the  rents  and  profits  of  the  real  estate  ;  unless  the  will  clearly  shows, 
that  the  testator  meant  to  leave  some  of  his  personal  property  undis- 
posed of  and  exempted  from  debts,  for  the  benefit  of  his  next  of  kin 
or  residuary  legatee.  And  if  the  residuary  legacy  become  lapsed,  this 
will  restore  the  personal  estate  to  its  primary  liability.(4:) 

28.  Eeal  estate  is  in  general  liable  for  debts,  in  the  hands  of  devisees 
or  bona  fide  purchasers  from  the  heirs.     In  Massachusetts,  New  Hamp- 


(1)  Burton  v.  Knowlton,  3  Ves.  107  ;  Sclier- 
merhora  v.  Barhydt,  9  Paige,  29;  Chase  v. 
Lockerman,  11  G-iU  &  J.' 185;  Brummoll  v. 
Protliera,  3  Yea.  Ill;  Rogers  v.  Rogers,  3 
Wend.  503  ;  4  Kent,  420,  n. ;  Hays  v.  Jack- 
son, 6  Mass.  149;  Mass.  Rev.'  St.  420;  Hub- 
bell  V.  Hubbell,  9  Pi:.k.  561 ;  Humes  v. 
"Wood,  8,  478;  Hayes  v.  Seaver,  7  Greenl. 
237  ;  Rogers  v.  Rogers,  1  Paige,  188;  Swan, 
999-1000;  Watkins  v.  Holman',  IG  Pet.  25; 
Hammond  w.  Hammond,  1  Bland,  359;  Cham- 
berlain V.  Brown,  lb.  221;  Boucher  v.  Brad- 
ford, lb.  222  ;  Kilty  u  Brown,  lb.  223  ;  Hind- 
man  V.  Clayton,  lb.  337  ;  Tyson  v.  Hollitigs- 
worth,  lb.  329  ;  Welch  v.  Stewart,  37  ;  State 
V.  Brookes,  42  ;  Foster  v.  Craige.  2  Dev.  &  B. 
209 ;  Litsey  v.  Smith,  10  B.  Hon.  74 ;  Kelsey  v. 


Western,  2  Comst.  500;  Stuart  i;.  Kissam,  11 
Barb.  271  ;  Paterson  v.  Scott,  9  Eng.  L.  &Eq. 
2G1;  Whieldon  V.  Spode,  10,  130;  Picard  V. 
Mitchell,  7,  252;  Graham  v.  Little,  5  Ired. 
Eq.  407;  Cornish  v.  Willson,  6  Gill,  299; 
Jones  V.  Hughes,  3  Eng.  L  &  Eq.  554  ;  Marsh 
V.  Marsh,  10  B.  Men.  360;  Bailey  v.  Boutt,  8 
Eng.  L.  &  Eq.  51;  9,  195;  Kirkpatriek  v. 
Rogers,  7  Ired.  Eq.  44;"  Buchanan  v.  Pue,  6 
Gill,  112. 

(2)  Rogers  v.  Rogers,  3  Wend.  503. 

(3)  Rogers  v.  Rogers,  1   Paige,   If" 
Parsons  v.  Bowue,  7  Paige,  354. 

(4)  Hawley  v.  James,   5  Paige,  318  : 
vens  V.  Gregg,  10  Gill  &  J.  143  ;  Lee,  &c.,  18 
Pick.  285. 


188.     See 


Ste- 


daughter  ;  this  creates  a  charge  upon  the  residuum,  in  case  there  is  a  deficiency  of  personal 
property.     Buckley  v.  Buckley,  1 1  Barb.  43. 

Where  a  testator  directs  that  all  his  just  debts  and  funeral  expenses  shall  be  paid  by  his 
executors,  the  cliarge  is  confined  to  property  given  to  the  executors.  And  if  there  is  a  de- 
vise of  land  to  them,  such  land  is  chargeable  with  debts,  unless  otlierwise  specifically  and 
entirely  appropriated  by  tlie  will.     lb. 

Where  the  law  separates  real  and  personal  estate,  which  a  testator  had  given  to  the  same 
persons,  subject  to  cliarges,  (as  in  case  of  estate  given  to  aliens,)  and  then  gives  one  portion 
of  the  property  to  one  set  of  persons,  and  the  other  portion  to  another  set,  it  must  in  like 
manner  apportion  the  charges,  so  that  the  fund  and  the  incumbrance  shall  go  together.  At- 
kins V.  Kron,  5  Ired.  Eq.  207. 

Where  a  testator  devised  his  real  estate,  subject  to  the  payment  of  his  debts,  in  case  the 
personal  estate  shotild  bo  insufficient;  after  the  date  of  his  will  purchased  other  real  estate, 
paying  a  part  of  the  purchase-money  in  cash,  and  afterwards  gave  liis  bonds,  for  moneys 
borrowed  to  discharge  a  mortgage  for  the  balance,  some  of  which  bonds  existed  as  debts  at 
his  death  ;  and  the  land  so  subsequently  purchased  descended  to  his  heirs;  held,  the  de- 
scended land  was  chargeable  with  the  debts  before  the  land  devised.  Stires  v.  Stires,  1 
Halst.  Ch.  224. 

Lands  charged  with  debts,  and  alienated  by  the  devisee,  must  be  subjected  to  the  debts  in 
the  inverse  order  of  alienation.     Elwood  v  Deitendorf,  5  Barb.  398. 
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shire,(a)  Vermont,  Maine,  Penns3-lvania,(/>)  Mississippi,  South  Carolina, 
Georgia,  Oliio,  it  may  be  taken  upon  an  execution  against  the  executor 
&c.(l)     la  Ohio,  the  judgment  specifies  that  it  is  to  be  satisfied  out  of 
assets  in  their  hands.     In  Maryhind,(c)  lands  arc  subject  to  a  process  in 


(1)  Martin  v.  Latta,  4  McCord,  128;  Gore 
V.  Brazer,  3  Mass.  523  ;  Hutchinson  v.  Stiles, 
3_i^.  H.  404;  Graff  t-.  Sniitli,  I  Dall.  481; 
Nbkes  V.  Sinitli,  1  Yeates,  238 ;  Fritz  v. 
Evans,  13  S.  &  R.  14;  Walk.  254;  3  Grif. 
444  ;  4,  669  ;  Drayton  v.  Marshall,  Rice,  374. 


See  Keckeley  v.  Moore,  2   Strobh.  Eq.  21 ; 
Wortiiy  V.  Hanies,   8   Geo.  234.     As  to  tlie 
law  of  Keutuckj',  see  Xelson  v.  George,  1  B. 
Moiir.  282  ;  Buford  v.  MoKee,  3,  228. 
(2)  Anth.  Shep.  265,  497. 


(a)  The  clauses  of  the  New  Hampshire  Statute  of  July  2,  1822,  providing  that  the  estate 
of  every  person  being  testate  or  intestate  shall  stand  chargeable  with  the  payment  of  his 
debts,  asserts  a  general  principle,  which  is  to  be  made  effectual  by  the  force  of  other  provi- 
sions of  the  law  providing  the  mode  of  enforcing  the  reraedj^  Ticknor  v.  Harris,  14  N. 
H.  272. 

When  the  ancestor  bound  himself  and  his  heirs  in  an  obligation  under  seal,  the  obligee 
might  sue  the  heir  or  executor,  and  have  execution  of  the  land  descended  to  the  heir.  But 
if  the  heir  aliened  before  action  brouglit,  or  the  ancestor  devised  the  land,  the  creditor  was 
without  remedy  against  the  heir  and  devisee.     lb. 

To  remedy  this,  the  Statute  of  4  Wm.  &  Mary,  c.  14,  gave  a  remedy  in  an  action  of  debt  to 
creditors  by  bond  or  other  specialty,  against  the  heir  and  devisee  jointly.     lb. 

Tills  remedy  is  extended  to  all  creditors  here,  by  the  third  section  of  the  colonial  act  of 
Geo.  II,  for  the  more  easy  recovery  of  debts  of  his  Majesty's  plantations  in  America,  which 
makes  houses,  lands,  negroes,  and  other  hereditaments  chargeable  with  all  just  debts,  in  like 
manner  as  real  estates  are  by  the  laws  of  England  liable  to  the  satisfaction  of  debts  due  by 
specialty.     lb. 

This  statute,  made  for  the  colonies,  having  been  used  and  practised  on,  was  adopted  bj^ 
our  constitution,  and  may  be  considered  part  of  our  common  law.     lb. 

By  tlie  operation  of  this  statute,  and  by  a  proviso  in  the  seventh  section  of  the  act  of 
July  2.  1822,  for  the  settlement  of  insolvent  estates,  any  creditor  of  an  estate  administered 
in  the  insolvent  course^  whose  demand  depended  on  a  contingency,  so  that  it  could  not  be 
allowed  by  the  commissioners,  has  a  remedy  against  the  heir  and  devisee.     lb. 

Tlie  statute,  by  saving  the  remedy  against  heirs  and  devisees,  makes  the  real  estate 
chargeable  in  their  hands,  but  it  goes  no  farther.     lb. 

Where  the  heirat-law  takes  nothing  by  descent,  he  should  not  be  joined  in  "the  action 
against  tlie  devisee.  The  statute,  which  authorizes  the  bringing  of  an  action  against  heirs 
and  devisees  jointlj'-,  intends,  by  heirs,  those  who  have  actually  inherited.     lb. 

Whether  a  creditor,  who.se  claim  depends  upon  a  contingency,  may  have  a  remedy  in  Chan- 
cerj^  so  as  to  reach  the  personal  estate  in  any  case,  quaref     lb. 

(^1  Where  lands  devised  are  liable  to  contribute  to  the  payment  of  debts  ratably  with  spe- 
cific legacies,  and  "the  executor  uses  the  fund  of  the  legatees  to  meet  the  whole  deficiency  of 
assets  for  the  payment  of  debt.s,  it  is  such  mismanagement  as  that  the  Orphans'  Court  may 
require  liim  to  give  security.     Crj'^der's  Appeal,  11  Penn.  State  R.  72. 

In  Pennsylvania,  under  the  acts  of  April  4,  1797,  and  February  24,  1834:  1.  A  judgment, 
against  the  personal  representative  alone  of  a  decedent,  extends  the  operation  of  the  cred- 
itor's lien  on  the  decedent's  land  over  an  additional  period  of  five  years,  commencing 
after  the  expiration  of  the  first  period  of  five  j'ears  allowed  him,  not  after  the  rendition  of 
the  judgment,  although  it  be  rendered  before  such  first  period  expires.  2.  The  subse- 
quent action  of  debt  against  the  personal  representative  and  heirs,  professedlj'  based  upon 
such  judgment,  may  be  properly  regarded  as  a  distinct  and  independent  action,  competent, 
if  brought  within  five  years  from  the  death  of  the  decedent,  to  prolong  the  lien  propria  vigore. 
3.  The  heirs  of  the  decedent,  who  are  made  parties  to  such  second  action,  are  bound  to  set 
up  every  available  defence,  and,  in  case  of  judgment  for  want  of  a  plea,  they  will  be  estop- 
ped in  subsequent  proceedings  from  setting  up  any  defence  they  might  then  have  made.  4. 
The  non-joinder  ol  an  heir  in  such  action  can  be  objected  to  onl}'  by  plea  in  abatement 
therein.  5.  And  one  heir,  defendant,  cannot  object  that  a  co-defendant,  a  minor,  was  per- 
sonally summoned.     Schwartz's  Estate,  14  Penn.  State  R.  42. 

(c)  In  this  State,  where  land  of  tlie  deceased  is  subject  to  mortgage,  a  devisee  of  such 
land  may  require  payment  thereof  from  the  personal  estate,  unless  this  is  required  for  other 
debts;  but  not  from  the  real  estate  devised  to  other  persons.  Gibson  v.  McCormick,  10 
Gill  &  J.  65.  If  the  heir  pays  a  bond  debt,  he  is  entitled  to  repayment  from  the  personal 
estate.  Tessier  v.  Wyse,  3  Bland,  41.  The  heir  is  liable  at  law,  even  though  the  personal 
property  be  sufficient.  lb.  Coombs  v.  Jordan,  lb.  302.  See  Post  v.  MackalJ,  lb.  520.  Tho 
implied  lieo  upon  real  estate  is  excluded  by  the  express  security  of  a  bond  from  the  heir. 
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Chancery.  In  New  Jersey(2)  the  real  estate  cannot  be  thus  taken. 
So  in  Virginia.(a)  But  in  New  Jersey,  the  creditor  may  have  a  new 
process  against  the  executor,  &c.,  to  compel  a  sale,  if  execution 
is  returned  unsatisfied  ;  and  in  Virginia,  the  heir  is  liable,  to  the  amount 
of  the  land  conveyed.  In  Tennessee,(l)  land  cannot  be  taken,  till  the 
personal  estate  is  exhausted.  In  Delaware,(2)  the  claim  of  the  cred- 
itor must  first  have  been  submitted  to  arbitrators.  In  North  Caro- 
lina,(8)  an  act  of  1784  gave  a  fi.  fa.  against  the  lands  in  the  hands  "of 
an  heir  or  devisee,  upon  a  judgment  against  the  executor,  &c.,  in  cer- 
tain cases ;  but   it  prescribed  a  scire  facias  against  the  foimer.(/^)     In 


(1)  Ten.  St.  1827,  60;   Boyd  v.  Armstrong, 
1  Yerg.  40. 

(2)  Anth.  Shop.  347-8. 

(3)  1  Bad.  &  Dev.  Eq.  515.     See  Barrow  v. 


Arrenton,  1  Ired.  223;  Foster  v.  Sumner,  3 
Sm.  &  M.  606;  Kaiford  v.  Peden,  10  Ired. 
466. 

(4)  4  Griff.  939. 


And  this  is  to  be  enforced  at  law,  not  in  Cliancery.  lb.  But  a  creditor,  by  taking  a  bond 
from  the  heir,  does  not  lose  his  legal  priority  of  claim  against  the  estate.  Hindraan  v.  Clay- 
ton, 2  Bland,  342;  Cox  v.  Callahan,  2,  52.  See  Austin  v.  Cochran,  3  lb.  339;  McCormick 
V.  G-ibsoii,  501;  Cape  Sible,  &  ■.,  lb.  640,  "Where  the  part;es  assent  to  an  indiscriminate 
sale  of  the  real  and  personal  property,  judgment  creditors  have  the  same  lien,  as  if  the 
whole  were  real.     Cape  Sable,  &2..  li).  660.  "  See  Smith  v.  The  State,  5  Gill,  45. 

ia)  A  testator  devised  all  his  estate,  real  and  personal,  to  his  ciiiidren,  to  be  equally  di- 
vided between  them  after  paying  his  debts.  After  the  personal  property  had  been  exhausted 
in  paying  debts,  a  creditor  filed  a  bill  against  the  executor  alone  to  subject  the  land  of  the 
testator  to  his  debt.  Corumissioners  were  appointed  by  the  court  to  sell  and  convey  the 
land  for  this  purpose,  which  they  did,  and  their  report  was  confirmed.  Held,  that  tlie  de- 
visees were  not  bound  by  the  decrees,  and  that  such  sale  passed  no  title  to  the  purchaser. 
Hudgin  V.  Hudgin,  6  Gratt.  320. 

Held,  also,  that  the  debts  of  the  testator  being  a  charge  upon  the  land,  the  purchaser  was 
entitled  to  be  substituted  to  the  rights  of  the  creditor  whose  debt  he  had  paid ;  and  to 
chary:e  the  land  to  that  extent.     lb, 

Held,  also,  that  tiie  creditor,  not  liaving  entered  into  any  covenants,  and  not  being  guilty 
of  fraud,  was  not  liable  to  the  purchaser,  executor,  or  devisees.     lb. ■ 

(6)  In  North  Carolina,  where  the  personal  estate  of  a  deceased  debtor  has  been  exhausted, 
and  his  lands  have  also  been  sold,  creditors,  whose  debts  remain  unsatisfied,  iiavea  right, 
in  equity,  tohave  satisfaction  decreed  out  of  the  rents  and  profits  derived  from  the  land  by 
the  lieirs ;  at  least  of  so  much  as  remain  in  their  hands  unexpended.  Washington  v.  Sasser, 
6  Ired.  Kq.  336. 

In  New  Jor.'-e3-,  a  decree  against  executors,  in  a  suit  against  them,  is  no  evidence,  in  a 
.subsequent  suit  against  devisees,  of  the  existence  of  the  debt.  Hazen  v.  Tihnan,  1  Ilalst. 
Ch.  363. 

In  New  York,  heirs  may  be  made  liable  for  the  debts  of  their  ancestor,  but  not  unless  it 
appears  that  the  personal  assets  were  not  sufQcient  to  pay  the  same,  or  that  alter  due  pro- 
ceedinus  belbre  the  surrogate  at  law,  the  creditor  has  been  unable  to  collect  such  debt  from 
the  executor,  or  next  of  kin,  or  legatees.  Tiius,  a  suit  at  law  against  tiic  prior  parties  is  an 
es,<enlial  preliminary  to  a  right  to  sue  the  heirs.  The  lieirs  are  to  be  sued  jointly  in  equity. 
Stuart  V.  Kissam,  11  Barb.  271. 

The  creditor  in  all  cases  is  required  to  seek  satisfaction  from  the  personal  property,  before 
he  resorts  to  the  real  estate  in  the  hands  of  the  iieir.     lb. 

In  a  suit  of  tliis  kind,  wiiether  at  law  or  in  equity,  all  the  heirs  must  be  joined,  and  the 
heirs  and  personal  representatives  cannot  be  joined  in  a  suit.     lb. 

Before  a  creditor  can  maintain  a  suit  against  heirs  to  charge  them  with  the  d'/bt  of  tiieir 
ancestor,  he  must  estabhsli  tlieso  facts:  1.  The  granting  of  letters  testamentary  or  of  ad- 
ministration. 2.  That  three  years  have  elap.sed,  after  tiie  granting  of  such  letters  and  be- 
fore the  commencement  of  the  suit.  3.  That  the  defendant  lias  inherited  lands  by  descent 
from  the  debtor,  4.  Tlio  want  uf  sufficient  personal  assets,  or  the  inability  of  the  plainlifl' 
to  collect  his  debt,  or  some  part  thereoi;  alter  due  proceedings  before  the  proper  surrogate 
and  at  law.     Koe  v.  Swezey,  10  Barb.  247. 

The  law,  which  forbids  the  commencement  of  a  suit  ajrainst  an  heir  to  cliarge  him  with 
the  debts  of  his  ancestor,  until  three  years  have  elapeed  since  the  granting  of  letters  of  ad- 
ministration upon  the  estnte  of  the  atice.stor,  forbids  a  suit  lor  any  purpose  whatever,  and 
such  creditor  cannot,  on  suit,  iiave  the  judgment  of  the  court,  as  to  whether  the  defendants 
took  the  estate  as  heirs,  or  purchasers  under  a  deed  of  trust.     lb. 
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ficiencj  of  personal  property,  may  be  taken  for  debts  by  a  suit  against 
heirs  or  devisees,  after  three  years  from  probate  of  the  will  or  granting 
of  administration.  All  must  be  joined  in  suit,  and,  if  practicable,  they 
shall  be  charged  proportionally.  The  right  of  obtaining  contribution 
is  also  given.  It  the  heirs  or  devisees  have  aliened,  they  are  personally 
liable.  Attaching  creditors  have  priority  in  the  order  of  their  attach- 
ments. The  above  provisions  are  not  to  interfere  with  the  settlement 
of  estates  by  executors  and  administrators.(l)(a) 

29.  An  administrator,  in  general,  cannot  sell  real  estate  for  any 
other  purpose,  than  the  payment  of  debts  due  from  the  intestate  at  his 
death.     (Otherwise  in  Pennsylvania — infra^  sec.  33.)(2) 

30.  An  administrator  has  no  lien  U{)on  the  real  estate,  for  a  debt  due 
the  intestate  from  one  of  his  heirs.(3) 

31.  An  execution  ao'ainst  an  executor  de  son  tort,  cannot  be  levied  on 
real  estate  of  the  testator.  (4) 

32.  In  Ohio,  where  an  administrator  has  sold  lands  for  payment  of 
debts,  the  heirs  are  no  longer  liable  to  a  scire  facias  on  account  of  such 
lands.(o) 

33.  In  Pennsylvania,  creditors  retain  a  lien  upon  the  land  of  one 
deceased  only  seven  years,  unless  for  debts  due  by  mortgage,  judgment 
or  record.  But  if  the  debt  is  not  payable  in  seven  years,  a  statement  of  it 
duly  filed  will  preserve  the  lien.  If  the  creditor  is  under  disability,  he 
retains  the  lien  four  years  from  its  removal.  A  sale  of  land  b}'-  order 
of  court  discharges  all  liens  but  mortgages.     In  the  same  State,  an  ad- 


(1)  L.  of  R.  L  236. 

(2)  Dean  v.  Dean.  3  Mass.  258. 

(3)  Hancock  v.    Hubbard,   S.    J.  C. 
1837;   19  Pick.  167. 


Mar. 


(4)  Mitchel  v.  Lunt.  4  Mass.  654. 

(5)  Miami,  &c.  v.  Holly.  Wright,  226. 
Sprague  v.  Litherberry,  4  McLean,  451. 


See 


In  a  suit  under  2  Rev.  Sts.  452,  against  heirs,  on  account  of  real  estate  descended  to  them, 
it  seems,  that  the  heirs  and  personal  representatives  of  the  deceased  cannot  be  joined.  Mer- 
sereau  V.  Ryerss,  3  Comst.  261. 

But  all  the  heirs  must  be  joined,  and  they  will  not  be  liable  for  the  debt,  unless  it  shall 
appear  that  the  personal  assets  of  the  deceased  were  insufficient  to  pay  it,  or  that,  after  due 
proceedings  before  the  surrogate  and  at  law,  the  creditor  was  unable  to  collect  it,  or  some 
part  of  it,  from  the  personal  representatives.     lb. 

And  where  the  creditor  does  not  show  ihat  the  personal  estate  is  insufficient,  and  there 
have  been  no  proceedings,  either  before  tlie  surrogate  or  at  law,  he  cannot  hold  the  heir 
liable  for  the  debt,  on  the  ground  that  the  residence  of  the  administrator  in  another  State 
was  an  excuse  for  omitting  to  institute  such  proceedings.     lb. 

And  where,  under  the  statute,  the  creditor  was  not  entitled,  upon  his  pleadings  and  proofs, 
to  recover  in  an  action  brought  against  the  heir,  it  was  held,  that  the  reference  of  the  cause 
to  a  master  to  take  tiie  account,  and  for  other  purposes,  did  not  operate  as  a  waiver  of  the 
right  to  make  this  objection.     lb. 

(a)  Tt  is  the  general  rule,  where  the  executor,  &c.,  is  primarily  liable,  that  the  heir,  &c., 
becomes  so  after  a  certain  time  from  the  testator's  death.  In  New  York,  where  judgment 
was  rendered  by  default  against  a  part  of  the  heirs  or  devi.sees,  before  the  Revised  Statutes, 
but  was  not  satisfied ;  it  did  not  extinguish  the  whole  claim  ayai'ist  others,  but  only  an 
equitable  and  proportional  share.  If  the  creditor  by  delay  lost  his  lien,  the  other  heirs,  &c , 
were  liable  only  pro  rata.  By  the  Revised  Statutes,  heirs,  &c.,  who  have  nut  alienated,  are 
not  personally  chargeable,  nor  liable  for  contribution  ;  but  the  judgment  orders  satisfaction 
from  the  estate.  And  the  devisees  are  not  liable,  unless  the  heirs  are  insufficient.  No  action 
can  be  brought  against  heirs  or  devisees,  till  alter  three  years  from  grant  of  administration. 
Schermerhorn  v.  Barhoydt,  9  Paige,  28.;  Leonard  y.  Morris,  lb.  90.  A  suit  against  heirs 
must  be  joint.     St.  1837,  537. 
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ministrator  may  mortgage  or  sell  lands  for  payment  of  debts,  or  the 
support  or  education  of  cbildren.(l)(a) 

34.  In  North  Carolina  and  Tennessee,  if  a  creditor  is  appointed  ad- 
ministrator, and  the  personal  property  is  insufficient  to  pay  his  debt,  he 
may  have  a  process  against  the  heir,  to  obtain  payment  from  the 
land. (2)  In  North  Carolina,  where  an  executor,  being  sued,  pleads 
phne  admin,  or  a  want  of  assets,  the  heirs  or  devisees  may  come  in  and 
contest  such  plea.(3)  If  the  plea  is  sustained,  the  plaintiff  may  sum- 
mon in  the  heirs  or  devisees,  and  have  execution  against  the  lands. 
The  same  may  be  done,  where  the  executor,  &c.,  is  insolvent,  unless  the 
creditor  has  been  guilty  of  negligence  or  collusion.  The  creditor  may 
still,  at  his  election,  have  his  remedy  in  equity.(4)  Where  there  are  no 
heirs  or  devisees,  he  may  have  judgment  against  the  university  after 
notice.  The  heir  of  a  cestui  que  use,  if  a  special  occupant,  is  liable  as 
in  other  cases.(5)  A  conveyance  of  the  land  by  the  heir  or  devisee, 
within  two  years  from  probate  or  administration  granted,  is  void.  A 
conveyance  after  that  time  is  valid,  but  the  grantor  is  personally  liable 
to  creditors.(6) 

85.  In  Virginia,  the  devisee  of  a  messuage,  &c.,  is  made  liable  to  an 
action  of  covenant,  or  any  other  action,  which  would  lie  against  the 
heir  upon  the  deed  of  the  testator,  in  the  same  manner  as  to  an  action 
of  debt  upon  the  testator's  obligation. (7) 

36.  In  Tennessee,  when  the  personal  estate  is  exhausted,  the  admin- 
istrator, or  any  creditor,  for  himself  and  others,  may  file  a  bill  to  sub- 
ject the  real  estate  to  payment  of  debts.  The  proceeds  are  rateably 
distributed  among  all  creditors;  and  equity  in  the  meantime  enjoins 
all  but  judgment  creditors  from  proceeding  at  law.(8j 

37.  In  Ohio,  creditors  retain  a  lien  upon  the  real  estate  of  heirs  or 
devisees,  five  years.  And  they  are  afterwards  personally  liable  to  the 
extent  of  their  assets.(i)) 

38.  In  Indiana,  where  an  execution  against  an  executor,  &c.,  is  re- 
turned unsatisfied  for  want  of  chattels,  the  creditor  may  petition  the 
court,  who  will  issue  notice  to  the  executor,  and  the  heirs  or  devisees, 
and  may  then  order  execution  against  the  real  estate  in  their  hands. 
An  heir,  having  assets  by  descent,  is  not  personally  bound,  though  de- 
faulted in  the  suit ;  but  after  the  purchase  of  a  writ  the  land  is  bound, 
as  at  common  law,  where  the  heir  pleads  a  true  plea. (10) 

39.  In  Missouri,  the  court  may  order  the  real  estate  to  be  sold,  on 
petition  of  the  executor,  &c.,  or  an}^  one  interested,  and  the  personal 


(1)  Purd.  421  ;  lb.  300-1,  406,  415;  Ker- 
per  V.  Hocl),  1  Watts,  9  ;  Antli.  Shep.  306 ; 
Clausen,  1  W.  &  Serg.  215;  Bailey  v.  Bow- 
man, 6,  118. 

(2)  1  N.  C.  Rev.  St.  364;  4  Griff.  790. 

(3)  IN.  C.  Rev.  St.  279. 

(4)  lb.  362. 

(5)  lb.  366. 

(6)  lb.  367. 

(7)  Ya.  L.  1835-6;  Ch.  63. 


(8)  Dalley  v.  Read,  6  Yerg.  53.  See 
Thompson  v.  Brown,  4  John.  Cha.  619;  Mor- 
rice  V.  Governor,  &c.,  Gas.  Temp.  Tal.  218; 
Clarke  v.  Ormonde,  Jac.  108. 

(9)  Walk.  254.  See  Haynes  v.  Colvin,  19 
Ohio,  392. 

(10)  Ind.  Rev.  L.  244,  276.  See  Thompson 
V.  Hare,  8  Blackf.  336 ;  Skerry  v.  Denn,  lb. 
542;  Collins  v.  Farnsworth,  lb.  575. 


(a)  The  same  limitation  of  tlie  right  of  lien  applies  to  an  administrator  who  pays  debts  of 
the  deceased,  as  to  the  creditors  them.selves.  McCurdy,  5  Watts  &  S.  897.  So,  also,  where 
the  deceased  made*,  coiiV('yau(;e  to  defraud  iiis  creditors.  Sherman  v.  Farmers',  &c.,  lb.  37S. 
See  McClure  v.  McClure,  11  Penn.  477;  Mans  v.  Hamrael,  11  Pen.  228. 
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reserved.  In  such  case  there  is  an  ap[)raisement,  and  the  executor,  &c., 
shall  not  purchase  at  public  sale,  nor  shall  the  land  be  sold  at_  private 
sale  for  less  than  three-lburths  of  the  ai)praisement.  No  deed  is  given, 
till  after  approval  of  the  executor's  report.  If  he  is  the  purchaser,  the 
deed  is  executed  by  the  clerk  of  the  court.  The  deed  passes  an  abso- 
lute title.  Where,  after  settlement  of  the  accounts  of  the  executor,  &c., 
the  personal  estate  proves  insufficient  for  payment  of  debts,  the  court 
may  order  a  sale  of  the  real.  In  the  same  State,  a'n  execution  against 
an  heir  or  devisee  commands  satisfaction,  first  from  the  goods  of  tne 
deceased  ;  if  none,  from  his  real  estate.(l) 

40.  In  Illinois,  the  creditor  may  bring  his  suit  against  the  executor 
or  administrator,  and  the  heir  or  heirs,  or  against  the  executor,  &c.,  and 
the  devisees,  or  against  all  the  three  classes  jointly  ;  even  though  some 
of  them  are  minors.  Where  the  personal  estate  is  insufficient  for  pay- 
ment of  debts,  the  heir  or  devisee,  is  liable  to  the  amount  of  his  assets. 
The  property  is  itself  liable,  unless  bona  fide  aliened  before  suit  brought. 
If  the  defendant  plead  riens  per  descent  at  the  time  of  suit  brought,  there 
shall  be  a  writ  of  inquiry  as  to  the  value  of  the  assets.  But,  on  con- 
fession of  suit,  without  confessing  assets,  or  on  demurrer,  nil  elicit,  or 
default,  there  is  judgment  without  inquiry.  After  a  suit  against  the 
executor,  &c.,  if  there  is  no  sufficient  property,  a  suit  lies  against  the 
heir  or  devisee.  So,  also,  where  no  administration  is  granted  for  one 
year,  ■  Where  the  land  is  not  conveniently  divisible,  an  executor,  &;c., 
may  sell  the  whole  for  payment  o/debts.(2) 

41.  In  New  York,  the  'interest  of  one  deceased,  in  a  contract  for  the 
purchase  of  land,  may  be  sold  by  the  executor,  &c, ;  and  provision  is 
made  for  specific  performance  of  such  contract,  under  direction  of  the 
surrogate.  In  Maryland,  a  common  warrant  for  land,  n'ot  executed  or 
located  in  the  debtor's  life,  is  liable  for  his  debts.(3) 

42.  Taxes  constitute  a  peculiar  class  of  debts,  for  which  lands  are 
liable  to  be  sold.  A  very  summary  view  of  the  laws  of  the  several 
States,  relating  to  the  sale  of  real  property  for  taxes,  will  therefore 
properly  close  the  present  chapter.(a)  • 

43.  In  Massachusetts,  taxes  on  real  estate  continue  a  lien  thereupon 
for  two  years  after  they  are  committed  to  the  collector.  The  land  may 
be  sold.  If  a  part  cannot  be  conveniently,'  either  the  whole  may  be 
sold,  and  the  surplus  proceeds  accounted  for,  or  the  rents,  &c.,  of  the 


(1)  Misso.  St.  52-3-4,  254.     See  Smith  v. 
Isaac,  12  Mis.  106. 

(2)  Illin.   Rev.   L.   315-16-17,    644;     See 
Greenwood  v.  Spiller,  2  Scam.  504. 


(3)  2  K  Y.  Rev. 
452. 


St.   Ill  ;  Anth.   Shep. 


(a)  A  tax  title  has  nothing  to  do  witli  the  previous  chain  of  title,  and  does  not  in  any 
way  connect  itself  witli  it.  It  is  a  hreakinf;:  up  of  all  previous  titles,  and  its  holder  must 
rely  upon  that  alone.    [HrTCHCOCK,  C.  J.,  dissenting.]    Gwyiine  v.  Niswanger,  20  Ohio,  556. 

To  constitute  a  legal  title  to  land  sold  for  taxes,  the  claimant  must  show  compliance  with 
all  the  substantial  requisitions  of  the  laws  regubiting  sucli  sales.  Miner  v.  McLean,  4  Mo- 
Lean,  138;  Raymond  v.  Longworth,  lb.  481  ;   Arrows  nith  v.  Burlingim,  lb.  489. 

Land  which  has  been  purchased  of  the  United  States,  and  paiil  for,  but  not  patented,  may 
be  taxed  by  the  State  in  which  it  lies.     Carroll  v.  Perry,  4  McLean,  25. 

A  conveyance  of  lands  sold  for  taxes,  which,  upon  its  face,i  shows  that  legal  notice  of  the 
sale,  was  not  given,  is  void.     Moore  v.  Brown,  4  McLean,  211. 

A  tax  deed  is  not  valid  which  purports  to  convey  more  land  than  was  taxed,  or  advertised 
for  sale  for  taxes.     Fitch  v.  Casey,  2  Greene,  300.  • 
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whole  for  a  term  of  time.    The  owner,  his  heirs  or  assigns,  may  redeem 
within  ten  years,  paying  10  per  cent.  iuterest.(l)(a) 

44.  In  Maine,  unimproved  lands  of  non-resident  proprietors,  or  im- 
proved lands  of  proprietors  living  out  of  the  State,  or  improved  real 
estate,  where  the  owner  lives  in  the  State,  but  not  in  the  town  where 
the  land  lies ;  may  be  sold  for  taxes.(5)  In  the  two  former  cases,  so 
much  land  shall  be  sold  as  will  pay  the  tax  and  charges ;  and  the 
owner  may  claim  a  reconveyance  within  two  years,  or  four,  in  case  of 
disability,  on  payment  of  this  sum,  with  the  intervening  charges.  The 
purchaser  is  liable  to  .damages  for  any  strip  or  waste.  Substantially 
the  same  provision  is  made,  in  regard  to  unimproved  lands,  not  taxable 
by  any  town  or  plantation,  and  improved  real  estate,  the  owner  of 
which  lives  in  the  State,  but  not  in  the  town  where  it  lies.  In  the  lat- 
ter case,  upon  redemption,  the  purchaser  shall  account  for  the  rents  and 
profits,  over  and  above  the  improvements  and  taxes.  25  per  cent,  in- 
terest is  paid  for  redemption.  Upon  taxes  hy  the  State,  20  per  cent, 
within  four  years.  By  a  late  act,  in  case  of  forfeiture  to  the  State  un- 
der the  act  of  Feb,  17,  1836,  for  non-payment  of  taxes,  the  land  m.ay 
be  redeemed  bv  pavment,  with  20  per  cent,  interest,  in  one  vear  from 
March  10.  1842.(2)' 

45.  In  Yerm.ont,  lands  of  persons  absent  may  be  sold  for  taxes  ;  but, 
ordinarily,  taxes  are  levied  only  on  improved  estates,  unless  in  case  of 
some  specific  statutory  provision.  One  year's  redemption  is  allowed, 
at  12  per  cent,  interest,  after  which  time  a  conveyance  is  made.(3) 

46.  In  Xew  Hampshire,  unimproved  lands(Z>)  of  non-residents  may 
be  sold  for  taxes.  So  much  shall  be  sold  as  will  be  sufficient  to  pay 
the  tax  and  charges.  One  years'  redemption  is  allowed,  at  12  per  cent, 
interest,  after  which  time  a  deed  is  given.     Improved  lands  and  build- 

(1)  Mass.  Rev.  SL  85-6-7,  ter,  32  ilaine,  394;  Matlhews  v.  Light,  lb. 

(2)  i  Griff.   1000-1:    Me.  L.    183T,  400;  j  305:  Hobbs  v.  Clement,  lb.  67. 
1836,  323-5  ;  1842,  8.    See  ADdrews  r.  Sen- '      (3)  3  Qriff.  18. 


(a)  The  third  section  of  Stat  1S48.  c.  166,  requiring  that  the  advertisement  of  the  time  and 
place  of  sale  of  real  estate  taken  for  taxes,  shall,  "in  addition  to  the  provisions  contained  in 
Rev.  Sts.  c.  3,  sec.  25,  contain  a  sahstantially  accurate  description  of  the  rights,  lots,  or 
divi-sions,  of  tl.e  real  estate  to  be  sold."  is  only  explanatory  of  the  statute  referred  to,  under 
which  a  description,  though  not  expressly  required,  was  necessary,  by  which  the  owner 
might  know  what  rights,  lots,  or  divisions  were  to  be  sold.    Famum  v.  Buffam,  4  Cush.  260. 

"Where,  in  an  advertisement  of  the  time  and  place  of  sale  of  real  estate  taken  for  taxes, 
estates  were  described  in  these  terms:  "M.  B.  bouse  and  land,"  and  "L.  E  house,  bam, 
and  one  hundred  and  fifteen  acres  of  land,"  L  E.  being  a  tenant  of  M  B.,  but  H.  M.  having 
at  the  time  taken  possession  of  the  estates  under  a  mortgage  from  M.  B.  to  him :  it  was  held, 
that  H.  M.  was  the  owner,  and  that  his  name  not  being  stated  in  the  advertisement,  there 
was  no  sufficient  description  •within  the  Rev.  Sts  c.  8.  .sec.  25,  providing  that  where  the 
name  of  the  owner  is  not  known  to  the  collector,  the  advertisement  shall  state  the  amount 
of  the  taxes  on  the  several  rights,  lots,  or  divisions  of  the  real  estate  to  be  sold.     lb. 

In  proving  the  posting  of  a  notice,  by  the  collector,  of  the  lime  and  place  of  sale  of  real 
e8b»ie  taken  for  taxes,  in  some  convenient  and  public  place  within  his  precinct,  three  weeks 
before  the  time  of  sale,  as  required  by  the  Rev.  Sts.  c.  8,  sea  27,  the  time  when  such  notice 
was  posted  must  be  fixed  with  certainty,  and  its  contents  must  be  sufficiently  shown,  in 
order  to  identify  it  will?  the  notice  required  to  be  published  by  the  twenty-fourth  section  of 
the  same  chapter.     lb.  ..^ 

(Z>)  Bv  a  Inte  act,  land  of  resident  proprietors  is  also  made  liable.  1838,  463.  (bee  lb. 
502-7:' 1833.  53.) 

(c    Extended  tojmproved  lands.    X.  H.  L.  1330,  11. 
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logs  m-:}-  be  sold  for  taxes,  where  neither  the  goods  nor  body  of  the 
debtor  can  be  found.(l) 

47.  In  Connecticut,  so  much  land  may  be  sold  for  taxes  as  will  pay 
the  tax  and  costs.  The  deed  is  lodged  with  the  town  clerk,  and,  unless 
the  owner  redeems  ^rithin  a  year,  by  paying  the  purchase-money  to 
the  buyer,  with  12  per  cent,  interest,  is  put  on  record.(2) 

48.  In  Ehode  Island,  so  much  land  may  be  sold  as  will  pay  the  tax 
and  costs.     An  absolute  title  vests  in  the  purchaser.(3) 

49.  In  Alabama,  lands,  to  which  a  complete  title  has  been  obtained 
from  the  United  States,  may  be  sold  for  taxes,  except  that,  by  the  com- 
pact with  the  United  States,  lands  sold  by  them  since  September  1, 
1819,  cannot  be  taxed  for  five  years  from  the  day  of  sale.  United 
States'  lands  are  not  taxable.  Where  the  fee  of  land  is  in  the  United 
States,  the  collector  may  rent,  at  auction,  so  much  as  will  pay  the  tax 
and  costs  for  one  year,  or  for  two  years,  if  necessary.  Where  the  party 
obtains  a  complete  title,  he  may  have  possession  by  paying  the  tax  and 
costs,  saving  to  the  occupant  the  crop  planted  by  him.  Not  more  than 
30  acres  can  be  sold  in  one  lot.  The  owner  of  land  sold  for  taxes  may 
redeem  within  twelve  months,  by  paying  the  tax  and  costs,  with  6  per 
cent.  interest.(4) 

50.  In  Mississippi,  taxes  are  preferred  to  all  other  claims.  Upon  a 
sale  of  land  for  taxes,  the  deed  of  the  assessor  and  collector  passes  the 
title  of  the  party  who  owes  them.  The  deed  is  proven,  but  not  recorded 
for  one  year.  If,  within  that  time,  the  owner,  his  executors,  &c.,  pay 
or  tender  to  the  purchaser,  ka.,  or,  if  he  is  absent  from  the  State,  to  the 
assessor  and  collector,  the  consideration  paid,  subsequent  taxes  and  in- 
terest, at  100  per  cent,  the  deed  is  vacated  and  given  up.  Lands  are 
sold  for  want  of  chattels,  and  not  more  than  three  hundred  and  twenty 
acres  in  one  lot.  In  case  of  disability,  the  owner  has  one  year  from 
its  removal  to  redeem.(5) 

51.  In  Virginia,  lauds  formerly  were  not  sold  for  taxes.  Jt  seems, 
that  for  delinquency  in  paying  them,  the  lands  vested  in  the  State,  sub- 
ject to  redemption.  "  By  a  rece^it  act,  they  are  sold,  subject  to  redemption 
in  two  years,  at  10  per  cent,  interest,  within  which  time  no  deed  is  given. 
Taxes  are  also  a  lien  upon  the  lands  on  which  they  are  assessed. (6)(a) 

52.  In  South  Carolina,  the  lands  of  persons  living  out  of  the  State 
may  be  sold  for  taxes  in  fee-simple,  in  lots  not  exceeding  640  acres, 
and  no  more  land  is  to  be  sold,  than  is  thought  sufficient  to  pay  the 
taxes,  &c.  The  land  of  residents,  (it  seems,)  can  be  sold  for  no  longer 
term  than  seven  vears.(7) 

53.  In  North  Carolina,  the  whole  of  the  land  taxed  is  to  be  set  up 
for  sale,  and  the  person  who  will  pay  the  tax  and  charges  for  the  smallest 
part,  is  the  purchaser,  and  may  select  the  land  in  one  compact  bo-dy,  as 
nearlv  square  as  may  be,  adjoining  to  some  of  the  outlines  of  the  tract. 

(1)  lb.  43.     See  X.  H.  L.  1S32,  63.  |  Porter.  23  Miss.  84   Boisgerard  v.  Johnson, 

(2)  3  Grifil  74.  <  23  Miss.  122. 

(3)  lb.  112.  I      (6)  2  Tir.  Rev.  C.  1819,39:  3  GriE  35t>; 

(4)  4  Gria:  5S0-1;  Aik.  414.  '  Ta.  L.  1S31-2,  64:   1S40-1,  26. 

(5)  MissL  Rev.  C.    290-1.     See   Dixon  r.        (7)  3  Griff.  21S-9-20. 


(<i)  See  Ya.  L.  1S32,  S ;  St.  1843,  248. 
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The  owner  may  redeem  within  twelve  months,  at  25  per  cent,  interest, 
after  which  time  a  deed  is  given. (1) 

54.  In  Georgia  and  Michigan,  a  sale  of  lands  for  taxes  is  abso]ute,(2) 

55.  In  Maryland,  real  estate  is  sold  for  payment  of  taxes,  in  default 
of  personal.  Only  so  much  shall  be  sold  as  will" discharge  the  tax  and 
costs,  unless  the  property  consists  of  a  lot  in  a  town  or  city,  which  can- 
not be  divided  without  material  injury,  in  which  case  the  surplus  pro- 
ceeds shall  be  deposited  for  the  owner.  Eedemption  is  allowed  within 
12  months,  at  20  per  cent,  interest,  after  which  a  deed  is  given. (3) 

56.  In  Delaware,  for  want  of  effects  upon  the  land  or  other  remedy, 
so  much  timber  or  grass  growing  thereon,  or,  for  want  thereof,  so  much 
of  the  land,  shall  be  sold,  as  will  pay  the  tax.  The  purchaser  takes 
the  land  subject  to  all  incumbrances  prior  to  the  sale.(4) 

57.  In  Pennsylvania,  unseated  lands  may  be  sold  for  taxes.  The 
owner  may  redeem,  by  paying  the  tax,  CDSt,  and  25  per  cent,  interest, 
within  five  years  from  the  county,  or  within  two  from' an  individual. 
An  orphan  or  insane  person,  within  the  United  States,  may  redeem 
within  two  years  from  the  removal  of  his  disability.  The  county  pur- 
chases the  land,  when  it  does  not  sell  for  the  amount  due  ;  and,  in  such 
case,  after  the  right  of  redemption  is  gone,  the  county  may  make  a  new 
public  sale.  In  case  of  redemption,  the  owner  must  pay  for  all  improve- 
ments. It  having  been  previously  decided  that  any  irregularity  in  the 
proceedings  would  avoid  the  deed,  a  statute  provides  otherwise.(o) 

58.  In  New  Jersey,  lands  are  never  sold  for  taxes.  Tenants  or 
others  in  possession  or  charge  of  lands  are  liable  for  such  taxes.  So 
the  timber,  wood  or  herbages  upon  lands  may  be  sold,  where  the  pro- 
perty taxed  is  unimproved  or  untenanted,  or  tenanted  by  a  person  who 
is  not  the  proprietor.(6) 

59.  In  New  York,  the  purchaser  receives  a  certificate.  The  owner, 
or  any  one  for  him,  may  redeem  within  two  years,  by  paying  to  the 
treasurer  the  purchase-money,  with  10  per  cent,  interest ;  after  which 
time  a  deed  is  given.     A  mortgagee  may  redeem  land  sold  for  taxes.(7) 

60.  In  Tennessee,  all  lands  to  which  the  Indian  title  is  extinguished 
are  taxable.  Lands  may  be  sold  for  taxes,  for  want  of  personal  pro- 
perty. Where  part  of  a  tract  is  sold,  it  is  to  be  taken  in  a  square  or 
oblong,  commencing  at  the  beginning  corner  of  the  tract ;  or,  if  that 
part  of  the  tract  has  been  sold,  it  is  to  be  taken  oH'  the  original  tract, 
beginning  on  the  line  of  the  same,  and  to  adjoin  the  part  before  sold, 
and  run  in  a  square  or  oblong.  No  deed  is  given  till  12  months  from 
the  sale,  within  which  the  owner  or  his  representatives  may  redeem, 
by  paying  the  tax,  costs,  and  interest,  at  50  per  cent.  Taxes  are  a 
lien  upon  all  property.(b)  Entries,  plats  and  certificates  may  be  sold 
for  taxes,  and  the  purchaser  may  take  out  a  grant.(9)  Lands  held  by 
deed,  grant,  entry,  or  dower,  are  made  subject  to  taxation. (10) 

61.  In  Kentucky,  where  there  is  no  property  for  the  sheriff  to  levy 

(1)  3  Griff.  856-7.  Sae  Love  v.  Gates,  4|  (6)  4  Griir.  1272-3-4;  1  IST  J.  L.  308,  4G5, 
Dev.  &  B.  363;  Pentland  v.  Stewart,  lb.  386;  I  511. 

Saunders  v.  McLiii,  1  Ired.  572.  j      (7)  1  K  Y.  Rev.    St.  409;  St.  1840,    336. 

(2)  lb.  442-3.  'See  St.   1841,  325;    1842,    191;    Leggett  v. 

(3)  4  Gnff.  932-3  ;  Md.  L.  1831,  99.  '  il  >  r  ■■<.  9  B  i-').  4)6. 

(4)  4  Grid.  1059.  I      (8)  3  Griff.  784-5, 

(5)  3  Griff.  258-60.     P     ,  ?enns.  St.  1842,  i      (9)  Ten.  St.  1821,  48. 
266.  •'^^°'  1      (10)  St.  1835-6,  p.  58. 
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on  for  pajmient  of  taxe^?,  the  land  may  be  struck  off  to  the  Common- 
wealth, subject  to  redemption  within  two  years,  by  paying  100  percent, 
on  the  amount  of  the  tax,  and  all  taxes  subsequent  to  the  sale.(l) 

62.  In  Illinois,  redemption  of  lands  sold  for  taxes  is  allowed,  on  pay- 
ment of  twice  the  amount  of  the  purchase-money(«)  within  tAvo  years. 
The  lands  of  residents  cannot  be  sold,  till  after  a  sale  of  all  the  personal 
property.  For  want  of  bidders,  the  hmd  is  struck  off  to  the  county,  sub- 
ject to  redemption. (2) 

63.  In  Missouri,  land  is  forfeited  for  taxes  after  four  years.  The 
owner  may  prevent  forfeiture  by  paying  15  per  cent.  interest.(3)(('>) 

64.  In  Indiana,  lands  are  sold  for  taxes,  fur  want  of  goods.(4)  Upon 
such  sale,  the  collector  gives  the  purchaser  a  certificate,  which  is  trans- 
ferable(c)  by  indorsement,  like  a  bond.  The  owner  or  claimant,  within 
two  years(rf)  fi'om  date  of  the  certificate,  may  redeem,  by  paying  to  the 
purchaser,  his  heirs  or  assigns,  or  to  the  clerk  of  the  Circuit  Court  of 
the  county  for  his  use,  the  sum  named  in  the  certificate,  with  one  hun- 
dred per  cent,  interest,  together  with  such  other  taxes,  costs  and  charges 
upon  the  lot  sold,  as  mentioned  in  the  certificate,  as  may  have  accrued 
and  been  paid  by  the  purchaser.  The  vouchers  shall  be  deposited  with 
the  clerk,  or  produced  to  the  owner  of  the  land.  If  not  redeemed,  a  deed 
is  given  of  the  land,  which  passes  an  absolute  title,  subject  to  taxes,  &c., 
since  the  sale.  Such  deed  is  held  prima  facie  evidence  of  the  regularity 
of  the  sale.  Infants,  idiots,  insane  persons,  q.\\^  femes  covert^  are  allowed 
three  years  to  redeem.  The  sale  is  invalid,  if  the  tax  have  been  previ- 
ously paid.(5)  Taxes  constitute  a  lien  upon  land.  The  land  need  not 
be  sold  as  belonging  to  any  particular  person,  and  a  mis-description  will 
not  avoid  the  sale.  The  collector  may  resell,  unless  the  purchaser  pays 
within  a  certain  time. (6) 

<db.  In  Ohio,  upon  sale  of  land  for  taxes,  it  shall  be  sold  to  the  person 
who  will  pay  the  tax  for  the  smallest  quantity  of  land.  Each  tract  is 
sold  separately.  If  the  purchaser  does  not  immediately  pay  the  price, 
there  shall  be  a  resale,  with  a  penalty  of  twenty-five  percent,  upon  the 
tax,  &c.  If  there  are  no  bidders,  the  land  becomes  forfeited  to  the  State, 
subject  to  redemption,  until  the  State  have  disposed  of  it.  The  county 
auditor  gives  a  certificate,  directed  to  the  county  surveyor,  requiring 
him  to  lay  off  as  near  a  square  as  possible,  at  the  north-west  corner  of 
the  lot ;  and,  if  the  sale  is  from  an  iu-lot  or  an  out-lot  in  any  town,  the 
survey  shall  be  such  that  the  part  sold  may  run  from  the  main  street, 
road  or  allej^,  making  the  most  convenient  front  to  the  rear  of  the  lot, 
and  be  bounded  by  lines  as  nearly  parallel  as  possible  with  the  outlines 
of  the  lot.  Otherwise,  ah  equitable  survey  shall  be  made.  The  plat 
and  certificate  of  a  surveyor,  or,  where  an  entire  tract  is  sold,  the  deed 


(1)  4  Griff.  1132.     See  St.  1844-5,  16-17. 

(2)  3  Griff.  421-2.     SeeMa.xcy  v.  Clabaugh, 
1  Gilm.  26;   Hinman  v.  Pope.  lb.  131. 

(3i  Misso.    St.    542.     See    St.    1838,    102; 
1840-1,  117. 


(4)  Ind.  Rev.  L.  434. 

(5)  lb.  435-6. 

(6)  lb.  437. 


(a)  Six  per  cent,  if  the  State  purchases. 

(&)  A  deed  of  conveyance  from  the  ngi.ster  of  lauds,  of  land  sold  for  taxes,  of  itself  makes 
no  title.     Bosworth  v.  Brvan,  14  Mis.  575. 
(ci  So  in  Ohio.     Ohio  St.  1824,  90-6.. 
{d)  So  in  Mississippi.     Kev.  C.  290-1. 
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of  an  auditor,  \s  prima  facie  evidence  of  title.  Where  one  joint  tenant, 
&c.,  pays  his  share  of  the  tax,  he  may  have  partition,  and  the  part  paid 
for  set  off  to  him,  and  shall  be  no  further  liable.(l)  VVhere  the  proceed- 
ings in  a  sale  for  taxes  are  irregular,  the  lien  of  the  State  passes  to  the 
purchaser,  and  he  may  claim  from  the  owner  the  amount  due  for  taxes, 
&c.(2)(a) 


CHAPTER   CI. 

PERPETUITIES. 


Perpetuities  have  been  often  incidentally  noticed  in  the  forego- 
ing work,  and  therefore  require  a  very  brief  separate  consideration. (i) 
The  general  rule  is,  that  real  property  shall  not  in  any  case  be  rendered 
perpetually  unalienable.  And  the  rule  is  adopted  in  equity  as  well  as 
at  law.  In  England,  after  numerous  cases  had  arisen,  involving  the 
validity  o^  settlements^  made  for  the  benefit  of  a  wife,  and  the  children  of 
the  marriage  successively;  the  rule  was  finally  established,  that  real 
property  may  e  rendered  unalienable  for  a  life  in  being,  and  twenty- 
one  years  after;  that  is,  till  the  son  of  a  tenant  for  life  came  of  age. 
From  one  life,  the  courts  gradually  proceeded  to  several  lives  in  being 
at  the  same  time  ;  for  these  in  fact  only  amounted  to  the  life  of  the  sur- 
vivor. And,  as  a  tenant  for  life,  to  whose  unborn  vson  an  estate  tail  is 
limited,  might  die  leaving  his  wife  enceinte^  an  allowance  has  also  been 
made  for  the  time  of  gestation  of  a  posthumous  son.  The  settled  rule 
of  law  now  is,  therefore,  that  an  estate  may  be  rendered  unalienable  for 
any  number  of  lives  in  being  and  twenty-oae  years  and  nine  months 
thereafter;  but  all  restraints  on  alienation  which  exceed  that  period  are 
void.  The  rule  applies  to  springing  and  shifting  uses,  created  to  arise 
upon  or  after  a  limitation  in  fee-simple.  The  event,  on  which  such  es- 
tate in  fee  is  to  change,  must  be  such,  that  it  shall  either  take  place  or 
become  impossible  within  the  time  above  mentioned.  So  the  uses  cre- 
ated by  an  appointment  under  apoiver  must  be  such,  as  would  have  been 
valid,  if  limited  in  the  deed  by  which  the  power  was  given.  Hence,  an 
estate  tail,  limited  to  the  use  of  persons  unborn  by  deed  or  will,  cannot, 
by  virtue  of  any  power,  given  by  such  deed,  &c.,  to  trustees,  be  revoked, 
upon  the  births  of  such  persons,  and  a  new  estate  limited  to  such  per- 
sons for  their  lives  respectively,  with  remainder  to  their  issue,  succes- 

(1)  Ohio  St.  1824,  90-6.  |       (2)  lb.  1831,  289. 

(a)  In  Ohio,  where  a  party  has  made  an  entry  and  survey  of  lands  of  the  United  States, 
under  a  warrant,  such  lands  become  subject  to  taxation  by  the  State;  and,  if  sold  for  taxes, 
the  purchaser  at  such  tax  sale  will  take  a  legal  title,  as  apfainst  the  former  owner,  althousrh 
the  piitfttit  has  never  issuerl  from  the  United  States,  and,  subsequently,  such  owner  sliould 
obtain  from  the  United  "Slates  a  patent  for  tlie  land  in  accordance  with  his  warrant,  entry, 
and  survey.     [IIitciicook,  C.  J.,  dissentin<i:.]     Gwynne  v.  Niswanger,  20  Ohio,  556. 

As  to  sales  for  taxes  in  Arkansas,  see  St.  1843,  55.  As  to  tlie  construction  of  tax  deeds, 
Blakely  V.  Bestor,  13  lilin.  708.  As  to  tax  laws  of  Florida,  See  Levy  v.  Smith,  4  Flor. 
154;   Moseley,  &c.  v.  Tift,  4,  402. 

ifi)  See  Estate  in  Fee,  Estate  Tail,  Executory  Devises,  Contingent  Remainders,  Conditions. 
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sively  in  tail  male.  The  above  rule  also  applies  to  declarations  of  trust 
of  terms.  But  not  to  contingent  uses  upon  or  after  an  estate  tail.  These 
may  be  given  so  as  to  take  effect  at  any  indefinite  period ;  because  the 
tenant  in  tail  has  the  power  of  barring  the  entailment,  and  thereby  de- 
feating the  other  limitation.  It  has  been  doubted,  whether  a  limitation 
for  life  to  an  unborn  person  was  good;  but  the  question  seems  now  set- 
tled in  the  affirmative.  So  an  estate  may  be  limited  by  an  appointment 
to  a  person  for  life,  unborn  at  the  time  when  the  deed  by  which  the 
power  was  created  was  executed.  A  vested  remainder  may  be  limited 
upon  a  life  estate  given  to  an  unborn  person.  The  parties  in  interest 
may  together  dispose  of  the  whole  estate.  It  is. not,  therefore,  unalien- 
able. But  an  estate  limited  to  the  issue  of  an  unborn  person,  as  pur- 
chasers, is  void,  being  a  possibility  upon  a  possibility,  and  rendering  the 
estate  unalienable  beyond  the  legal  period.  But  in  such  case,  the  limi- 
tation for  life  ma}^  be  valid.  Estates  may  be  rendered  unalienable  by 
act  of  Parliament.(l)(a) 


CHAPTER   CII. 


RIGHT  OF  EMINENT  DOMAIN,  AS  TO  REAL   PROPERTY, 


I.  The  right  of  the  public  to  take  private  lands  for  public  uses  has 
been  incidentalh^  noticed,  under  several  previous  titles.(/>)  A  few  mis- 
cellaneous observations  remain  to  be  added. 


.  (1)  3  Cha.  Ca.  31  ;  1  Vern.  164;  Anib.  37r, 
5  Ves.  458;  Co.  Lit.  290  b,  n.  1  ;  2  Bro.  Pari. 
204;  4,  3!  9:  2  P.  Wins.  689;  Barnard,  54;  3 
Ves.  387  ;  12,  217  ;  Show.  Pari.  104;  2  S.  & 
R.  507;  18  John.  184;  Corn.  20  ;  3  Bro.  PHrl. 
232;  Co.  Lit.  327  a,  n.  1  ;  IE.  452  ;  2  Ves. 
357  ;  Fearne  Exec.  Dev.  502;  5  Rep.  3 ;  Ca- 
dell  V.  Palmer,  1  Clark  &  F.  373 ;  Hone  v.  Van 
Schaick,  7  Paige,  221  ;  Van  Vechten  v.  Van 
Veghden,  8,  104  ;  De  Peysfer  v.  Clendening, 
8  Paige,  295;  Newman  v.  Newman,  10  Sim. 
51;  JBulklejr  v.  De  Peyster,  26  "Wend.  21; 
Park.s  V.  Parks,  9  Paige,  107  ;  Zollieoffer  v. 
ZoUicoEfer,  4  Dev.  &  B.  438 ;  Threadgill  v.  In- 


gram, 1  Ired.  577  ;  Moody  v.  Walker,  3  Pike, 

147  ;    Doe  v.  Ward,  9  Ad.  &  Ell.  582 ;  v. 

E.vart,  7,  636;  Ellicombe  v.  Gompertz,  3  My. 
&  C.  127  ;'  Case  v.  Drozier,  2  Keen,  764  ;  Har- 
ney V.  Harvey.  5  Beav.  134.  In  Indiana,  a 
devise  in  trust  for  the  benefit  of  grandehiMren 
is  valid,  whether  in  esse  or  not.  Rev.  St.  238. 
See  Wilson  v.  Wilson,  3  Eng.  L.  &  Equ.  138; 
Taylor  I'.  Frobisher,  10  lb.  116;  De  Kay  v. 
Irving,  5  Denio,  646 ;  Cliallis  v.  Ewers,  10 
Eng.  L.&  Equ.  429  ;  Thomson  v.  Livingston, 
4  Sandf.  539 ;  Gooch  v.  Gooch,  8  Eng.  L.  & 
Equ.  138. 


(a)  A  limitation  to  A  for  life,  remainder  to  B  for  life,  remainder  to  C  and  D,  and  the  survi- 
vor of  them,  is  within  the  prohibition  of  the  Statute  of  New  York  to  prevent  the  inalienabil- 
ity of  property  for  more  than  two  lives.     Arnold  v.  Gilbert,  5  Barb.  190. 

"  Devise  to  the  testator's  granddaughter  of  real  estate  and  stocks,  &c.,  "  to  her  heirs  and  as- 
signs, to  her  and  their  sole  use  forever ;"  the  property  to  be  vested  in  a  trustee  till  the  grand- 
daughter came  of  age.  If  she  died  without  issue,  devise  to  the  daughters  of  the  testator, 
their  heirs  and  assigns.  The  will  took  effect  prior  to  the  Revised  Statutes  of  New  York. 
Held,  the  limitation  over  was  too  remote  and  therefore  void,  and  the  granddaughter  look  an 
absolute  estate.     Ferris  v.  Gibson,  4  Edw.  Ch.  707. 

The  law  will  not,  in  the  absence  ot  proof,  presume  a  devise  void,  as  creating  a  perpetuity. 
Duke  of  Cumberland  v.  Graves,  9  Barb.  595. 

(b)  See  Wmjs.  Franchises,  Mills.  Harness  v.  Chesapeake,  &c.,  1  Md.  Cha.  Dec.  248  ;  Hamilton 
V.  Annapolis,  &c.,  lb.  107. 
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2.  Upon  the  point  how  far,  in  order  to  render  lawful  the  taking  of 
private  property  for  public  uses,  the  public  convenience  and  necessity 
must  be  the  exclusive  inducement,  there  seems  to  be  some  confusion  in 
the  authorities. 

8.  In  New  Hampshiie,  it  is  held,  that  the  laying  out  of  a  road,  to 
be  legal,  must  be  required  by  the  public  convenience,  &c.,  and  inde- 
pendent of  any  private  contributions.  And  where  there  is  a  judgment 
that  the  public  good  requires  a  road,  such  condition  is  void.  So  a 
note,  the  payment  of  which  is  made  a  condition  of  the  laying  out  of  a 
road,  is  without  consideration  and  void.(l) 

4.  But  it  has  been  held  in  Massachusetts,  that  the  cases,  which  ren- 
der void  the  laying  out  of  a  road  on  the  ground  of  private  contribution 
to  the  cost,  are  cases  of  highways^  and  turn  upon  the  point,  that  the 
court  did  not  judge  distinctly  and  independently  as  to  the  question 
of  public  convenience,  &c.  In  one  instance,  the  record  showed  that 
the  road  was  regarded  as  not  required  by  this  consideration,  if  made 
wholljr  at  the  public  cost.  In  reality,  the  question  who  is  to  pay  the 
cost  has  no  bearing  upon  the  other  point.  The  court  proceed  to  decide, 
that  the  principle  does  not  apply  to  town-ioays,  because  the  law  pro- 
vides substantially  the  same  method  for  laying  out  town  and  private 
roads,  the  former  for  a  town,  the  latter  for  individuals,  the  land-owner 
being  compensated  by  one  or  the  other  accordingly."  Hence  a  tLwn- 
way  is  valid,  though  partly  paid  for  by  individuals.  And  for  the  laying 
out  of  a  town  or  private  way,  no  adjudication  as  to  the  public  con- 
venience is  necsesar'y.(2)(a) 

(1)  Dudley  v.  Cilley,  5  N.  11.  558  ; ;  Jones  v.  Andovor,  9  Pick.  154;  ace.  Thoinns 

V.  Butler,  10,  281.  i  v.  Leland,  24  Wend.  G5. 

(2)  Copeland   v.    Packard,   IG  Pick.   217  ;  i 


(a)  But  compensation  must  be  made  to  the  landowner.  Perrine  v.  Farr.  2  N.  J.  356.  It 
is  not  necessary  to  the  v.-flidity  of  a  wny,  that  the  precise  words,  "common  convenience," 
&c.,  be  used  in  the  petition.  Lockwood  v.  Gref^orj',  4  Da^y,  407 ;  Rice,  &c.  v.  Turnpike, 
&c.,  7  Dana,  8G.  Promise  of  money  for  the  specific  object  of  a  railroad  corporation,  on  con- 
dition that  it  should  select  a  certain  point  ns  the  site  of  a  proposed  bridge.  Held,  the 
consideration  was  not  illegal  as  against  public  policy.  Cumberland,  &c.  v.  Baab,  Law 
Rep.  Oct.  1840,  p.  229.  It  seems,  an  adjucatiou  "that  the  public  convenience  and  neces- 
sity require  the  road  prayed  for  should  be  located  in  part,"  in  order  to  be  valid,  must  desig- 
nate the  termini;  otherwise,  a  location  over  part  of  the  road  prayed  for  will  be  void.  Inhts. 
&c.  V.  Co.  Comrars..  &c.,  2  Met.  185.  The  sovereign  power  lias  the  whole  regulation  of 
navigable  waters,  and  may  aulhorize'the  obstruction  of  navigation,  even  though  the  primary 
object  seems  to  be  the  advantage  of  individuals.     Parker  v.  Cutler,  Ac,  7  Shepl.  353. 

Tlic  Board  of  Aldermen  of  tlie  city  of  Boston  having  referred  it  to  a  connnittee,  to  con- 
sider of  a  i>lan  for  widening  B.  street,  and  the  committee  having  agreed  upon  a  plan  for  that 
purpose,  an  offer  was  made  to  the  board,  by  one  of  the  proprietors  of  land  abutting  on  B. 
street,  that,  if  the  city  would  establish  a  prospective  line  for  widening  said  street,  according 
to  the  report  of  the  committee,  and  would  take  fi'om  a  certain  estate,  and  the  proprietors  of 
certain  otlier  estates  would  give  sufficient  land  from  said  estates,  respectively,  for  the  pur- 
pose, such  proprietor  would  give,  free  of  charge,  the  necessary  amount  of  land  which  might 
be  required  fi)r  the  purpose  from  his  estates.  Held,  if  such  offer  was  accepted  in  a  reasona- 
ble time,  and  the  condition  complied  with,  the  contract  thereby  formed  was  not  invalid,  l)y 
reason  of  its  supposed  interference  witli  the  duly  of  the  mayor  and  aldermen,  in  deciding 
upon  the  public  necessity  and  convenience  of  the  alteration;  but  would  estop  such  proprie- 
tor froai  claiming  damages  for  his  land,  it  taken  therefor,  and  for  the  obstruction  of  his  ad- 
joining land,  during  the  laying  out  of  the  street;  that  it  was  not  necessary  the  mayor  and 
aldermen  should  accept  the  proposal  in  direct  terms  or  by  a  formal  vote,  if  they  took 
seasonable  measures  to  secure  its  fulfiljnent  by  making  the  necessary  orders  for  carrying  the 
proposed  widening  into  effect,  and  by  actually  accomplishing  the  same;  and  that  a  j-ear  and 
four  months  was  not  an  unreasonable  time  for  this  purpose.  Crockett  v.  Boston,  5  Cush. 
182. 


CHAP.  CIL]  RIGHT  OP  EMINENT  DOMAIN,  ETC.  6?3 

5.  Highways,  bridge.-^,  canals  and  other  works,  for  flicilitating  com- 
municatfou  between  one  part  of  the  territory  of  a  State  and  another, 
are  pecuHarlv  witliin  the  province  of  the  sovereign  power  of  the  State, 
represented  and  exercised  by  the  legislature.  In  the  cases  of  more 
frequent  recurrence,  as  those  of  roads  and  ferries,  it  has  been  the  prac- 
tice of  the  legislature  to  provide  for  the  establishment  of  this  common 
class  of  public  easements,  by  delegating  the  power  to  some  properly 
constituted  body.  But  in  the  more  rare,  and  often  the  more  important 
and  interesting  cases,  as  those  of  bridges  over  navigable  waters,  canals, 
and  more  rece'iitly  railroads,  the  legislature  has  exercised  the  power  in 
each  particular  case,  as  also  in  that  large  class  of  the  most  important 
'  highwavs,  turnpikes.  There  seems  to  be  no  objection  in  principle  to 
the  exercise  of  this  authority  by  the  legislature,  and  thereare  many 
cases  in  the  books,  in  which  "'it  has  been  held  valid.  And  in  cases  of 
navigable  rivers,  in  which  the  public  have  an  easement  of  a  more  gen- 
eral "nature,  the  Court  of  Sessions,  &c.,  have  no  authority  to  lay  out  a 
highway,  because  inconsistent  with  the  more  general  public  use  to 
which  it  is  appropriated.  The  court  further  remark,  that  in  case  of 
railroads,  land  could  be  taken  in  no  other'  way,  because  none  is  pro- 
vided ;  that  the  right  of  the  sovereign  power  of  the  State  is  incontest- 
able, and  in  the  want  of  any  other  provision  for  its  exercise,  is  neces- 
sarily vested  in  the  legislature.(l) 

6.  It  is  held,  in  Ohio,  that  the  erection  of  a  toll  biidge  is  as  much  an 
object  of  public  concern  as  the  laying  out  of  a  turnpike  ;  that  the  legis- 
lature may  confer  a  franchise  for 'this  purpose,  and  authorize  the  taking 
of  private  property,  a  compensation  being  provided. ("2) 

7.  It  has  been  held  in  Maine,  that  where  land  is  taken  for  a  highway, 
the  legislature  must  riiake  provision  for  compensation  to  the  owner  at 
the  time  ;  otherwise  the  act  is  uncoustitutional.(8)  But  in  New  York, 
it  is  sufficient  that  payment  is  provided  for,  though  not  actually  made.(a) 
A  similar  doctrine  is  now  held  in  England. (3) 

8.  A  riparian  proprietor  has  the  same  right  to  the  '6S3  of  the  water,  as 
the  owner  of  land  has  to  the  land  itself  Hence  no  other  proprietor 
can  disturb  such  use.  But  he  may  be  deprived  of  it  for  the  public  wel- 
fare, provided  he  receives  a  suitable  compensation. (4:)(6) 


(1)  Wellington,  &c.,  16  Pick.  10.^;  Backus 
V.  Lebanon,  11  N.  H.  20.  See  Bridgeport  v. 
Hubbell,  5  Conn.  237  ;  People  v.  Supervisors, 
&c.,  19  Wend.  120  ;  Lyon  v.  Jerome,  26  Wend. 
485;  Newville,  &c.."s  Watts,  172;  Gilson, 
&c.,  lb.  243  ;  Wilmington,  &c.  v.  Trimble,  4 
Wliart.  47;  Rice,  &c.  ■!;.  Turnpike,  &c.,  7  Dana, 
86. 


(2)  Young  V.  Buckingham,  5  Oliio,  488. 

(3)  Comins  v.  Bradbury,  1  Fairf.  447  ; 
Bloodgood  V.  Mohawk,  &c.  18  Wend.  9;  Smith 
V.  Helmer,  7  Barb.  416:  Ilarkins  v.  Law- 
rence, 8  Blackf.  26G;  Lister  v.  Lobley,  7  Ad. 
&  Ell.  124. 

(4)  Cooper  v.  Williams,  5  Ohio,  392. 


(a)  So  in  Indiana.  McCormick  v.  Lafayette,  1  Smith,  83.  Otherwise,  in  case  of  turnpikes. 
Meserole  v.  Mayor,  &e..  S  Paige,  198.  Tlie  appropriation  of  lands  for  a  canal  by  the  agents 
of  tiie  State,  gives  a  right  to  enter  and  use  the  soil,  but  vests  no  fee  in  the  Slate  till  ap- 
praisal. Baker  v.  Johnson,  2  Hill,  342.  Where  property  is  appropriated  to  public  uses,  the 
title  does  not  vest  in  the  State,  till  actual  pay ment  to  the  owner;  but  the  appropriation  may 
be  made  upon  a  mere  provision  for  future  compensation.  Rubottom  v.  MeClure,  4  Blackf. 
507.  See  Armistead  v.  North,  kc,  4  Eng.  L.  A  Equ.  216;  Worsley  v.  South,  Ac,  lb.  223; 
Patrick  V.  Beaufort,  4  lb.  496.  •         u       , 

Where  the  words  of  a  railroad  company's  act  are  capable  of  two  niterpretations,  but  the 
general  intent  of  the  legislature  is  complete  indemnification  for  land  taken,  the  court  will  in- 
cline to  that  construction.     Eton,  &c.,  1  Eng.  L.  &  Equ.  51. 

(6)  It  has  been  held  tliat  the  legislature  may  incorporate  a  company  for  dock  and  slack- 
water  navigation,  without  compensation  to  mill-owners  affectod  thereby.    Monongahela,  &c., 
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9.  Where  part  of  land  under  lease  is  taken  for  a  road,  this  has  no 
effect  upon  the  lease,  or  the  rent.  Both  the  lessor  and  lessee  may  re- 
cover their  respective  damages.(l) 

10.  In  New  Hampshire,  the  charter  for  a  turnpike  is  a  contract,  within 
the  protection  of  the  constitution  of  the  United  States,  but  subject  to 
the  right  of  eminent  domain,  though  the  powers  of  the  company  ma}^ 
be  thereby  suspended,  or  the  company  itself  dissolved.  Thus  a  free 
road  ma}'  be  made.  So,  although  the  charter  reserved  the  right  to  the 
legislature  of  buying  the  turnpike.(2) 

11.  Where  a  railroad  corporation,  authorized  to  enter  upon  and  use 
a  highway,  make  an  embankment,  which  intercepts  the  course  of  an 
adjoining  owner  to  such  highway  ;  he  is  entitled  to  damages,  notwith- 
standing the  charter.(8) 

12.  The  right  of  eminent  domain  does  not  authorize  the  legislature 
to  take  the  property  of  one  man  and  give  it  to  another,  with  or  with- 
out compensation.(4) 

13.  A  corporation  was  empowered  to  construct  a  canal  with  neces- 
sary waste  wears,  &c.  Thg  route  to  be  fixed,  damages  appraised,  &c., 
by  commissioners.  Water  from  a  wear,  after  passing  other  lauds,  flowed 
upon  land  of  A  and  injured  it,  though  notliing  was  done  but  what  was 
necessary  to  protect  the  canal.  No  compensation  was  provided  for  A. 
Held,  the  depriving  one  of  the  ordinary  use  of  his  land  was  a  taking  of 
it,  and  entitled  him  to  damages.(5) 

1-1.  As  the  legislature  cannot  take  the  propert}'  of  an  individual,  so 
they  cannot  dispose  of  that  of  the  public,  without  compensation. (6) 

15.  The  right  of  eminent  domain  is  not  a  continuing  one,  unless  so 
dechired.  It  is  construed  strictly,  and  after  one  selection  and  appro- 
priation of  property  under  it,  no  other  can  be  made.(7)(a) 


(1)  Parks  V.  Boston.  15  Pick.  198.  See 
Charles,  &c.  v.  Warren,  &c.,  7.  451. 

(2)  Backus  V.  Lebanon,  11  N.  H.  19. 

(3)  Fletcher  V.  Auburn.  &c.,  25  Wend.  462. 

(4)  Norman  v.  Heist,  5  Watts  &  S.  171; 
Hepburn,  3  Bland,  96 ;  Waring  v.  Waring,  2, 
676. 


(5)  Hooker  v.  New  Haven,  &c.,    14  Conn. 
146. 

(6)  Hepburn,  3    Bland,  97  ;  Baltimore   v. 
McKira,  lb.  460. 

(7)  Biunej',  2  Bland,  128. 


V.  Coons,  6  Watts  &  S.  101.  In  Pennsylvania,  a  statute  of  1803  allowed  the  owners  upon 
navig:»ble  streams,  declared  by  law  to  be  liighways,  to  erect  dams  for  mills,  &c.,  provided, 
they  should  not  injure  navigiiion  or  obstruct  the  fish.  Held,  this  license  was  not  absolute, 
but  subject  to  the  right  of  eminent  domain.  Tlie  Mononiraliela,  &o.  v.  Coons,  Law  Rep. 
May,  1844.  p.  38. 

(a)  The  following  recent  decisions  illustrate  and  confirm  the  principles  stated  in  the  text. 
The  taking  of  private  property  for  public  use  can  on!}'  bo  justified,  by  the  sovereign  right 
of  eminent  domain,  and  its  exercise  is  restricted  to  cases  of  public  necessity  and  just  com- 
pensation.    The  People  v.  While,  11  Barb.  2G. 

The  provisions  on  tliis  subject,  in  tlio  constitutions  of  the  United  States  and  State  of  New 
York,  are  only  declaratory  of  a  previously  existing  universal  law.     lb. 

It  belongs  to  the  sovereign  power,  to  determine  the  necessity  and  expediency  of  appropri- 
ating private  property  to  public  ases,  and  the  courts  have  no  power  to  review  that  deter- 
miriaiion.     Harris  v.  Thompson,  9  Barb.  350. 

Tlie  New  York  constitution  of  1841  prohibits  the  sale  of  the  salt  lands,  and  lands  contig- 
uous. Held,  to  render  this  provision  applicable,  the  lands  must  bo  clearly  shown  to  fall 
within  it ;  and  that  it  does  not  apply  to  the  takingof  lands  for  liighways  and  railroads.  Par- 
melte  v.  Oswego,  &c.,  7  Barb.  599. 

Money,  collected  upon  ai  a.ssessment  for  grading  a  public  avenue  in  a  city,  is  property, 
within  the  section  of  the  constitution,  which  provides  that  private  property  shall  not  be  ta- 
ken for  public  use,  without  just  compensation.  [Morse,  J.,  dissenting.]  The  People  v.  The 
Mayor  &c.,  9  Barb.  535. 
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Where  land  is  taken  for  a  street  in  a  city,  and  compensation  made,,  the  city  has  a  right  to 
appropriate  the  land  to  all  such  legitimate  uses  and  servitudes,  as  custom  acd  the  public  good 
require.     Plant  v.  Long  Island,  &c.,  10  Barb.  26. 

Private  property  may  be  taken  for  public  uses  without  compensation,  in  casesof  extreme 

......„.........„,, ,. .- .--,-,.  .  P"^l 

down  and  destroy  buildings,  for  the  purpose  of  preventing  the  spread  of  the  fire,  has  been 
held  unconstitutional  in  New  Jersey.  American,  &e.  v.  Lawrence,  1  N.  J.  714.  Reversing 
American,  &c.  v.  Lawrence,  lb.  248.  The  act  is  held  an  official  or  governmental,  not  an  indi- 
vidual act,  and  not  justifiable  by  the  law  of  overwhelming  necessity.     lb. 

The  act  in  relation  to  the  city  of  New  York,  authorizing  the  corporation,  when  the  opening  or 
widening  of  a  street  takes  part  of  an  entire  lot,  in  the  discretion  of  the  commissioner,  to  esti- 
mate and  assess  the  whole  of  such  lot,  and  award  damages  to  the  owner  accordingly,  and  pro- 
viding that  the  title  shall  thereupon  vest  in  the  corporation  ;  is  unconstitutional  and  void,  so 
far  as  it  provides  for  taking  land  not  wanted  for  the  street.  Embury  v.  Conner,  2  Sai'df  98. 
An  act,  by  which  certain  persons  were  incorporated  as  an  aqueduct  company,  for  the  pur- 
pose of  supplying  a  village  with  pure  water,  with  authority  to  take  springs,  lands  and  rights, 
and  subject  to  the  pavment  of  damages  therefor,  as  provided  by  law  in  the  case  of  landta- 
ken  for  highways,  is  not  unconstitutional,  on  the  alleged  ground,  that  it  authorizes  the  taking 
of  private  rights  of  property  for  a  use  which  is  not  public;  although  it  contains  no  express 
provision  requiring  the  corporation  to  supply,  on  reasonable  terms,  all  persons  applying  for 
water.     Lumbard  v.  Stearns,  4  Cush.  60. 

A  law,  which  authorizes  the  taking  of  private  property  for  public  uses,  is  not  necessarily 
unconstitutional,  because  it  omits  to  provide  compensation  for  these  who,  although  their  pro- 
perty is  not  taken,  sufJer  indirect  or  consequential  damage.  Radcliff  v.  The  Mayor,  &c.,  4 
Comst.  195. 

The  compensation  required  by  the  constitution  to  be  paid,  whenever  private  property  is 
taken  for  public  use,  does  not  consist  of  real  or  imaginary  benefits  derived  from  such  im- 
provements, but  can  only  be  made  in  money.  The  People  v.  The  Mayor,  &c.,  6  Barb.  209. 
Where  the  lands  of  any  givemnumber  of  persons  are  taken  or  assessed,  to  provide  a  mu- 
nicipal corporation  with  the  means  of  dedicating,  grading  and  paving  a  public  avenue,  for 
public  use;  unless  the  body  corporate  pays  something  out  of  the  public  treasury,  or  parts 
with  some  portion  of  the  public  property  as  an  equivalent,  it  cannot  be  said  to  make  com- 
pensation.    [Per  Brown,  J.]     The  People  v.  The  Mayor,  &c.,  9  Barb.  535. 

Just  compensation  for  property  taken  wrongfully,  or  taken  under  the  pressure  of  public 
necessity,  means  nothing  less  than  the  prompt  restoration  of  everything  taken,  or  its  equiv- 
alent rendered  in  som  thing  which  the  taker  lias  a  right  to  bestow.  [Per  Brown,  J.]  lb. 
The  taking  of  land  for  a  public  highway,  is  not  such  an  appropriation  of  the  property  to 
the  public  use,  within  the  constitution  of  Vermont,  (part  1,  art.  2,)  as  necessarily  requires 
compensation  in  money.  There  should  be  such  a  taking  of  the  property  as  divests  the 
owner  of  all  title  to,  or  control  over  it,  and  amounts  to  an  unqualified  appropriation  of  it  to 
the  public.     Livermore  v.  Jamaica,  23  Vt.  361. 

The  statute.  [Rev.  Stat.  c.  20,  sec.  53;  Comp.  St.  c.  22,  sec.  67,]  which  provides,  that,  in 
estimating  the  damages,  which  may  be  sustained  by  any  person,  owning  or  interested  in 
lands,  by  reason  of  laying  out  or  altering  any  highway,  the  benefit  which  such  person  may 
receive  thereby  shall  be  taken  into  consideration,  is  not  repugnant  to  that  article  of  the  con- 
stitution of  the  State,  [Const  part  1,  art.  2,]  which  provides,  that,  whenever  any  person's 
property  is  taken  for  the  use  of  the  public,  the  owner  ought  to  receive  an  equivalent  in 
money.     lb. 

Where  an  act  of  the  legi.slature  contemplates  the  taking  of  private  property  for  public 
use,  and  makes  provision  for  the  payment  of  damages  sustained  by  individuals,  any  subse- 
quent act,  which  tends  to  deprive  such  individuals  of  compensation,  is  void  ;  although,  by 
such  subsequent  act,  the  property  returns  to  the  same  individuals.  The  People  v.  The  Su- 
pervisors, &c.,  4  Barb.  64. 

It  seems,  that  a  statute,  which  authorizes  the  transfer  of  one  man's  property  to  another 
without  the  consent  of  the  owner,  is  unconstitutional  and  void,  although  compen.sation  is 
made.     Embury  v.  Conner,  3  Comst   511. 

But  the  benefit  ol  the  constitutional  provision  may  be  waived  by  the  party  interested ; 
and,  tlierefore,  a  law  providing  lor  the  transfer  of  property  from  one  individual  to  another, 
with  the  consent  of  the  owner,  is  not  unconstitutional.     lb. 

And  if  such  law  dispenses  with  the  written  consent  of  the  owner,  his  consent  may  be 
shown  by  parol  evidence  of  his  acts  and  declarations,  so  that  the  title  to  the  laud  will  pass, 
notwithstanding  the  statute  ol  frauds.     lb. 

The  provision-  in  the  act  relating  to  the  city  of  New  York,  (2  R  L.  116,  sec.  179,)  autho- 
rizing the  commissioners  in  certain  eases,  where  parts  of  lots  or  parcels  of  land  were  required 
for  the  improving  of  streets,  to  include  in  their  estimates  and  assessments  the  whole  ol  such 
lots  or  parcels,  and  vesting  the  residue  of  th^  lands,  not  actually  required  for  the  purposes  of 
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such  improvements,  in  the  corporation  of  the  city  of  New  York  in  fee-simple,  with  the  right 
to  dispose  of  tlie  same ;  should,  it  seems,  be  read  and  construed  so  as  to  require  the  consent 
of  the  owner  as  to  the  part  not  required  for  public  use,  and  therefore  is  not  unconstitu- 
tional,    lb. 

And  where,  under  the  act,  proceedings  are  taken  with  the  consent  of  the  owner,  and 
duly  confirmed  by  the  court,  and  the  damages  are  paid  pursuant  to  the  statute,  sucli  pro- 
ceedings operate  as  a  conveyance  of  the  land  by  the  owner,  and  vest  the  title  in  the  corpo- 
ration,    lb. 

It  seems,  that  the  disability  of  a,  feme  covert,  to  give  consent  to  the  taking  of  her  land  by  a 
public  corporation,  will  be  removed  by  a  statute  authorizing  the  land  to  be  taken,  provided 
the  owners  consent — there  being  no  exception  made  to  this  proviso.  Embury  v.  Conner,  3 
Comst.  .511. 

It,  at  the  time  of  the  adjudication  by  county  commissioners  that  the  location  of  a  high- 
way petitioned  for  is  of  common  convenience  and  necessity,  an  owner  of  land  waives  all 
claim  to  damages,  he  will  be  bound  thereby,  and  cannot  atterwards,  at  the  location  of  such 
highway,  retract  his  waiver  and  claim  damages.     White  v.  County,  &c.,  2  Gush.  361. 

Land' was  taken  under  the  act  of  1819,  for  the  Erie  Canal,  used  as  the  bed  of  the  canal 
for  a  number  of  years,  ^nd  afterwards  abandoned  by  the  State,  and  the  canal  located  in  a 
different  place.  Held,  such  land  reverted  to  the  original  ov/ner,  although  the  act  declared 
that  it  should  vest  in  the  State  in  fee-simple.     The  People  v.  White,  11  Barb.  2(j. 

Many  recent  questions  upon  this  subject  have  grown  out  of  the  general  establishment  of 
railroads. 

A  law  which  authorizes  an  entry  upon  land,  for  the  purpose  of  making  the  preliminary 
or  final  surveys  for  a  railroad,  before  compensation  is  made ;  is  not  unconstitutional,  if  it 
makes  suitable  provision  for  compensation,  in  case  the  land  shall  subsequently  be  taken  for 
such  railroad.     Polly  v.  Saratoga,  &c.,  9  Barb.  449. 

An  act,  by  which  a  railroad  corporation  was  established  in  the  usual  manner,  and  with 
the  ordinary  powers  and  privileges,  authorized  the  corporation  to  locate  their  road,  so  that 
the  same  might  pass  over  certain  land,  which  belonged  to  and  was  held  by  the  Common- 
wealth, as  a  body  politic,  for  a  particular  purpose,  but  without  any  expression  in  the  act  of  a 
design,  on  the  part  of  the  legislature,  to  aid  the  corporation  in  tlieir  undertaking.  Held,  it 
was  not  the  intention  to  grant  the  land  of  the  Commonwealth,  or  any  easement  therein,  to 
the  corporation,  without  compensation  ;  and,  if  such  land  were  taken  by  the  corporation  for 
their  road,  the  Commonwealth  might  claim  damages,  before  the  appropriate  tribunal,  in  the 
same  manner  as  an  individual  proprietor.     Com.  v.Boston,  &c.,3  Cush  .25. 

The  Hudson  River  R.  R.  Co.  was  authorized,  by  the  legislature,  to  construct  a  railrAad  be- 
tween the  cities  of  New  York  and  Albany,  commencing  in  New  York,  with  the  consent  of 
the  corporation  of  the  city;  and  the  directors  were  authorized  to  locate  the  work  alpng  cer- 
tain streets  of  the  city,  with  the  consent  of  the  mayor  and  common  council.  Tlie  railroad 
was  constructed  along  such  streets  with  the  consent  of  the  mayor  and  aldermen,  and  the 
owners  of  certain  lots  abutting  on  said  streets  sought  to  obtain  an  injunction  to  prevent  the 
company  from  laying  down  their  rails  along  said  streets,  on  the  ground  that  it  was  taking 
private  property  without  compensation,  and  that  such  road  was  a  nuisance.  Held,  the  court 
would  not  thus  interfere  ;  that,  for  contingent  and  consequential  damages,  there  was  a  right 
of  action  at  law  ;  that  this  was  not  a  taking  of  private  property  without  compensation,  within 
the  meaning  of  the  constitution;  that  the  prohibition  was  against  takvig  private  property, 
and  not  against  injuries  to  private  property;  that  a  railroad  is  not^er  se  a  nuisance,  and  the 
use  of  a  street  for  a  railroad  track,  so  as  not  to  obstruct  the  right  of  passage  of  the  public, 
did  not  amount  to  a  nuisance,  or  a  purpresture :  and  that  the  rule  applied,  even  where  the 
surface  of  the  street  was  slightly  varied  in  the  construction  of  the  track.  Drake  v.  Hudson, 
&c.,  7  Barb.  508. 

Where  the  land  of  one  deceased  is  taken  for  a  railroad,  the  heir  and  not  the  administrator 
is  entitled  to  the  damages  and  to  prosecute  for  the  recovery  thereof,  althougii  the  administrator 
had  previously  represented  the  estate  to  be  insolvent,  and  afterwards  obtained  a  license  to 
sell  the  real  estate  for  payment  of  debts.     Boynton  v.  Peterborough,  &c.,  4  Cusli.  4(j7. 

In  estimating  the  damages  for  land  taken  for  a  higiiway  or  railroad,  any  direct  and  pecu- 
liar benefit  or  increase  of  value,  accruing  therefrom  to  land  of  the  same  owner  adjoining 
or  connected  with  the  land  taken,  and  forming  part  of  the  same  parcel  or  tract,  is  to  be  con- 
sidered by  the  jury,  and  allowed  by  way  of  set-off;  but  not  any  general  benefit  or  increase 
of  value,  received  by  sucii  land  in  common  with  other  lands  in  the  neighborhood,  nor  any 
benefit  to  other  land  of  the  same  owner,  though  in  the  same  town.  Meachara  v.  Fitchburg 
Railroad,  4  Cush.  291. 

Evidence  is  not  admissible  of  the  price  paid  by  the  respondents,  for  land  adjonnng  the 
land  in  question,  under  an  award  of  arbitrators,  mutually  agreed  upon  to  estimate  tlie  same. 
White  V.  Fitchburg  Railroad,  4  Cush.  440. 

Tiie  present  value  of  the  lands,  not  at  a  forced  sale,  but  at  a  sale  which  a  prudent  holder 
would  make,  if  he  had  the  power  of  election  as  to  time  and  terms,  is  to  govern.  It  is  proper 
to  regard  the  location  of  the  land,  and  the  probabilities  which  a  prudent  man  would  enter- 
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tain,  of  the  increased  value  of  the  property  for  building  purposes.  Somerville,  &e.  v.  Doughty, 
2  N.  J.  495. 

It  is  not  competent,  in  order  to  rebut  the  opinions  of  witnesses  as  to  the  value  of  land 
taken  for  a  railroad,  to  shov?  that  in  other  towns  lands  had  been  increased  in  value  by  the 
proximity  of  the  road.     [Ogden,  J.,  dissenting.]     lb. 

In  estimating  damages  to  an  estate  by  the  construction  of  a  railroad,  the  jury  are  to 
take  into  consideration  the  injury  to  the  lands  not  taken,  to  the  owner's  dwelling-house 
on  the  estate,  the  subjection  of  his  family  to  danger,  his  buildings  to  risks  of  fire,  the  incon- 
venience caused  by  embankments  and  excavations,  and  deterioration  of  his  lands  for  agri- 
cultural purposes  or  for  building  lots.  [Ogden,  J.,  dissenting,  as  to  danger  of  family,  and 
risk  of  fire.]     Somerville,  &c.  v.  Doughty,  2  New.  Jer.  495. 

Appraisers,  appointed  to  value  land  taken  by  a  railroad  company,  are  not  authorized  to 
appraise  the  land,  with  a  reservation  of  easements  and  privileges  to  the  owner,  but  must 
appraise  the  land  at  its  actual  value.  Therefore,  where  the  inquisition  stated  that  the 
award  of  damages  was  "  based  on  the  supposition,  and  made  on  the  condition  and  with  the 
understanding"  that  the  owners  of  the  land  might  open  a  street  across  the  railroad  ;  held, 
the  appraisement  was  illegal,  and  the  inquisition  should  be  set  aside.  [Whittlesey,  J.,  dis- 
senting.]    Hill  V.  Mohawk,  &c.,  5  Denio,  206. 

See  further  Peavy  v.  Calais,  &c.,  30  Maine,  498  ;  Vermont,  &c.  v.  Baxter,  22  Verm.  365  ; 
Taylor  v.  County,  &c.,  13  Met.  449 ;  Porter  v.  County,  &c.,  lb.  479;  Morss  v.  Boston,  &c.,  2 
Cush.  536;  Com.  v.  Boston,  &c.,  3  Cush.  25;  Saddv.The  Maldon,  &c.,  3  Eng.  L.  &  Equ.  410; 
East,  &c.  V.  Gattke,  3  Eng.  L.  &  Equ.  59;  Collins,  &c.,  lb.  143  ;  Armstead  v.  North,  &c.,  4 
Eng.  L.  &  Equ.  216 ;  Birmingham,  &c.  v.  Regina,  4  Eng.  L.  &.  Equ.  216 ;  Worsley  v.  South, 
&c.,  4  Eng.  L.  &  Equ.  223;  Waterford,  &c.  v.  Dalbiac,  lb.  455  ;  Burkinshaw  v.  Birmingliam, 
&c.,  lb.  489 ;  London,  &c.  v.  Bradley,  5  lb.  105  ;  Glover  v.  North,  &c.,  lb.  335  ;  Doughty  v. 
SomerviUe,  &c.,  1  N.  J.  442. 
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Bargain  and  sell     .  .  .  ■ 

may  create  a  covenant  to  stand 

Barring  of  jointure .... 

Base  fee  .  .  ... 

deed  of  tenant  in  tail  creates 

dower  in  . 

no  remainder  upon    . 

reversion  .  .  .  • 

Bastard,  remainder  to        .        _     . 

whether  he  can  Inherit 
Bathing-house,  personal  property 
Bawdy-house,  keeping  of,  forfeits  lease 
Bay,  fishery  in        . 
Beach,  devise  of  .  ... 

what  is        . 
Bees,  title  to    .  .  . 

Benefices     .  .  •  •  • 

Beneficial  seizin  .... 

Betterments,  in  case  of  life  estate 

wliether  allowed  against  the  state 

allowance  for 
Between,  meaning  of  term 
Beyond  seas,  meaning  of   . 
Bigamy,  effect  on  curtesy 
dower 
Birch  trees,  felling  of,  is  w;aste 


by 

seized 


ii.  109,  n.,  123,  124,  125 
i.  426 
ii.  87 
.   ii.  87,  n. 
ii.  62 
i.  372 
ii.  307 
ii.  290,  291.  293 
ii.  308,  328,  n. 
ii.  311 
ii.  311 
ii.  340 
ii.  313 
ii.  318 
ii.  333 
ii.  379 
ii.  387 
ii.  324 
ii.  327,  340 
i.  169,  193 
i.  56 
i.  59 
i.  116 
i.  512 
i.  563 
i.  530 
ii  192 

i.  1 

i.  207 

ii.  144,  151 

ii.  94,  n. 

.   ii.  87,  n. 

i.  ll,n. 

i.  36 

i.  102n. 

i.  S5,  n. 

ii.l79.  n. 

ii.  131 

ii.  368 

ii.  187 

i.  82 

i.  101 

i.  262 
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Birth  of  issue — curtesy    .... 

Blank,  for  consideration  of  deed 

paper,  filled  after  signature — no  deed 
JBoilary,  ejectment  for  ... 

Bond,  repugnant    ..... 

jointure  by         . 

for  rent,  no  extinguishment 

ofdefeazance      .... 

for  price  of  land,  is  an  acceptance  of  deed 
Botes    ...... 

Boundaries,  whether  they  control  course,  <fec. 

parol  evidence  of . 
Box,  whether  removable  . 
Breach  of  condition,  entry  for  . 

after  grantor's  death 
covenant       .... 

Bridge,  license  to  build  not  revocable 

over  water-course,  in  connection  with  highway 

navigable  river,  authority  for    . 
obliijation  to  support 
building  of — compensation  to  ferry 
whether  ferry  gives  riglit  to  build 
compensation  to  former  bridge 
Brush,  cannot  be  changed  to  stone  weir 
Bugs,  leased  house,  infested  with     . 
Buildings,  on  another's  land      . 
removal  of 
pass  with  land 
waste  as  to 

adjoining,  mutual  rights  of  owners 
reservation  of    . 
Burning  of  leased  house,  effect  of 
Burying-ground,  way  through 

reservation  of,  in  deed 
By-road 

a  river,  boundary 
meaning  of,  in  deed. 


ii.  294 

ii.  294 

ii.  98 

.     i.  59,  354 

i.  166 

i.  248 

i.  393 

ii,  281 

i.  65 

ii.  236,  269 

ii,  345,346 

i.  24 

i.  384 

i.  386,  387 

ii.  403 

i.  225,  II. 

ii.  26 

ii.  95,  96,  n. 

ii.  37 

ii.  50 

ii.  41,  48 

ii.  50 

ii.  146 

.  i.  210,  n. 

i.  5 

j.  22 

i.  3 

i.  263,  264,  266,  275 

ii.  81 

ii.  372 

i.  211,  254  n.,  264 

ii.  24 

ii.  373 

ii.  22 

ii.  89,  n. 

ii.  368,  370,  378,  379 


Calendar  month 
Cambridge  Common 

Canal,  is  a  highway     .... 
statute  as  to  fiowage  does  not  include 
Cancelling,  defeasance,  effect  of 

deed     .... 
Canonical  disabilities   . 
Canons  of  descent 

apply  to  trusts 
Cartway     ..... 
Cartroads         .... 
Case,  action  on,  by  reversioner      .... 
by  one  joint  tenant,  &c.,  against  another 
Catching  bargains,  with  heirs        .... 
Cattle,  at  large — highway        .... 
Cave,  whether  real  estate  .... 

Caveat,  in  case  of  public  lands  {See  Grant,  Patent,  &o.) 
Cellar,  does  not  pass  with  yard      *      . 
Certain,  prescription  must  be        .... 
Certificate  of  acknowledgment,  form 

for  public  lands  {See  Grant,  Patent,  &c.) 


i.  176,  n 

ii.  73 

ii.  29,  n. 

ii.  132 

i.  395,  &  n. 

ii.  445 

1.  97 

ii.  201 

i.  328 

ii.  8,  23 

ii.  22 

i.  564,  565,  &  n. 

i.  598 

i.  571 

ii.  27 

i.  4 

ii.  356 
ii.  163 
i.  125 
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Chamber,  is  real  estate     ..... 
Chancery,  jurisdiction  of  title  deeds    .... 
assignment  of  dower  unnecessary  in    . 
jurisdiction  of  dower  .... 

remedy  for  rent  .... 

waste  .... 

has  peculiar  jurisdiction  of  trusts 
authority  of,  as  to  trustees  .  .■• 

relief  in,  for  breach  of  condition 
what  is  a  mortgage  in      . 

jurisdiction,  in  case  of  concealment  of  incumbrance 
proceedings,  in  case  of  mortgage 
control  of  contingent  remainders 
pow^  of  partition 
jurisdiction  of  reversions 
correction  of  deed  in 
relief,  for  deficiency  of  land 
jurisdiction  of  watercourse   . 
limitation  in        . 
jurisdiction  of  infants 
requires  consideration 
jurisdiction,  of  attestation  of  deed 
as  to  defective  livery 
of  covenants 
parol  evidence  in 
Change  of  possession  distinction  as  to  uses  founded  on 
in  mill,  effect 

property,  effect  on  prescription 
Charge,  and  condition — distinction 
lien  of  vendor  is  a         . 
upon  devisee,  gives  a  fee 
joint  tenant  cannot  create  a     . 
Charitable  uses, 

devises  .  , 

Charles  River  Bridge   . 
Charters,  detinue  of 
Chartered  rights,  protection  of 
Chattel  interest,  what 

a  perpetual  lease  is  a  . 
estate  for  years  is  a 
whether  rent  is  a 
tenancy  at  will  is  a 
real,  joint  tenancy  in    . 
Chattels — fixtures 
Child,  posthumous,  remainder  to 
Children — term,  whether  sufficient  for  entailment 
devise  to — Shelley's  case 
whether  a  bastard  included  under 
Chose  in  action,  rent  is 

a  mortgage  is 
Christian  name,  mistake  in 
Chudleigli's  case  . 
Churchyard,  way  through 
way  to 
grant  for  a 
City  custom,  as  to  party  walls,  &c. 
Civil  death,  whether  sufficient  for  dower 
seizin,  in  case  of  use 
law,  governs  descent 
Claim,  for  breach  of  condition 

what  is  a         . 
Clauses  of  deed,  construction  of 
Clearing  of  lands,  by  mortgagee 


i.  4 

i.  66 

i.  140 

i.  146 

.     1.246,  255 

i.  271,  408,  412 

i.  301 

i.  356,  357,  360 

.      1.375,  382 

i.  292 

i.  470 

i.  47  7 

1.  550 

i.  604,  n.,  608,  n. 

i  573 

ii.  347 

ii.  368 

ii.  103,  n.,  105,  n. 

ii.  179 

ii.  286 

ii.  290 

ii.  309 

ii.  312 

.       ii.  392,  401 

ii.  347 

i.  545 

ii.  107,  115,  126 

ii.  164,  165 

.     i.  363,  n. 

L493 

i.  630 

L581 

ii.  289 

ii.  554 

ii.  50 

i.  118 

ii.  49 

i.  3 

i.  214 

i.  177,  179 

i.  237,  238 

i.  281 

i.  579,  580 

i.  19 

i.  537 

.  i.  619,  636 

i.  643,  650 

ii.  195 

i.  236 

i.  413,  414,  433 

ii.  350 

540,  545,  546,  549 

ii.  8 

.       ii.  19,  20 

ii.  352 

ii.  85,  n. 

i  108 

i.  296 

'     .  ii.  202 

i.  384 

i.  386 

ii.  338,  347 

L  427 
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Clearing  and  cultivating,  is  an  improvement 

ii.  239 

boundary  by     . 

. 

ii.  364 

Coals,  from  other's  wood,  ownership 

i.  6 

Cognizee  of  Statute,  may  redeem  mortgage 

. 

i.  416 

Collateral,  to  the  land,  a  use  was  originally 

i.  291 

security,  talten  by  vendor,  whether  a  waiver  of 

lis  lien 

i.  493 

kindred,  what      .... 

ii.  192 

power,  cannot  be  released     . 

ii.  318 

Collateral  covenants,  not  assignable 

ii.  393 

facts,  parol  proof  of,  in  relation  to  deed 

ii.343 

warranty               .... 

ii.  382 

College,  reservation  of  land  for   . 

•            . 

ii.  270 

Commencement  of  lease        .            .            ,            . 

• 

ii.  201 

Commission,  of  trustees                .... 

i.  346 

whether  mortgagee  has 

i.  426 

Commitment  of  mortgagor,  no  discharge  of  mortgage    . 

i.  434,  n. 

Committee  of  insane  person,  lease  by 

i.  204 

Common,  assignment  of  dower  in 

.            .            . 

i.  157 

right  of,  is  no  eviction 

i.  251 

recovery,  effect  on  remainders 

i.  547 

tenancy  in              .             .             .             . 

i.  584 

words  which  create 

.      *        i.  661,  664 

665,  666 

appendant             .... 

ii.  69 

appurtenant     ..... 

ii.  69 

oi  estovers              .... 

ii.  70 

piscary          ..... 

ii.  143 

fishery               .... 

ii.  143 

fishery                            .... 

ii.  143 

right,  no  prescription  for 

ii.  164 

privilege,  no  prescription  for 

ii.  164 

lands,  may  pass  by  vote 

ii. 

237,  240 

socage  tenure         .... 

ii.  257 

seal  of  corporation        .... 

ii.  297 

Commons      ...... 

ii.  69 

may  be  entailed           .... 

i.  58 

and  ways,  distinction         .             •             .             . 

ii.  37,  n. 

Communis  error,  &c.        ..... 

ii.  283 

Concealment  by  mortgagee  .             .             .             .             . 

i.  470 

of  deed, — limitation 

ii.  180 

Concessi,  effect  of  term          .             .             .             .             . 

ii.  386 

Conclusion  of  deed           .             .             ... 

ii.  295 

Concurrent,  contingent  remainders 

i.  522 

Condition,  is  real  property          .... 

.     i.  1 

against  alienation            .             .             .             . 

i.  55 

repugnant      ..... 

.  i.  55 

and  limitation — distinction 

.  i.  80,  201,  241, 

242,  390 

in  lease          ..... 

i.  202 

for  payment  of  rent  •       . 

.  i.  240 

waiver  of 

i.  245 

estate  on              .             .             .             .             . 

i.  349 

what  is  a       . 

. 

.  i.  349 

and  charge,  distinction 

.   i.  349, 

n.  616,  n. 

covenmit,  distinction 

i.  371  n.  381,  ii.  378, 

385,  386 

cannot  be  also  a  covenant 

.      i.  394, 

395,  396 

of  mortgage,  precedent  or  subsequent 

.  i.  404 

subsequent,  remainder  upon 

i.  527 

of  remainder,  void 

.  i.  530 

words  necessary  to  make 

i.  669 

of  dee!          ..... 

ii. 

294,  378 

and  defeazance,  distinction 

ii.  322 

no  parol  evidence  of             .             .             . 

ii.  342 

and  reservation,  &c,,  distinction 

. 

iL  373,  n. 

Conditional  fee             ..... 

. 

i.  56,  58 
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Conditional  fee,  merger  of     .  .  .  .  .  .  .  .        i.  60. 

curtesy  in  .......  i.  80 

dower  .  .  .  .  .  .  .  .  i.  116 

no  reversion  upon  ...  .  ,  .        i.  5G3 

assignment  of  dower  ,  .  .  .  .  .  .     i.  159 

delivery  of  deed  ......  ii.  303,  307 

limitation  .  .....       i.  390,  531,  533,  534 

sale  and  mortgage,  distinction  .  .  .  .  .  i.  397 

judgment  on  mortgage  .  .  .  .  .  ,     i.  474. 

fee,  no  remainder  upon  ......  i.  512 

merger  in  case  of        ...  .  .  .  i.  512,  n 

Confidence  in  the  person,  implied  in  a  use  .  .  .  .  .  i.  291 

Confirmation,  of  voidable  lease  •  .  .  •  L  205   206   207 

deed  of  agent  •  .  .  .  .  ii!  282!  283 

wife  .  .  .  .  .  .  ii.  287 

to  insane  person  .  .  .  .  •  ii.  288 

release  may  operate  aa  .  .  .  .  ,  .     ii.  318 

deed  of  .  .  .  .  .  .  .       ii.  319 

bargain  and  sale  may  operate  as     .  .  .  .  .  ii.  340 

Confiscation,  effect  on  remainders  .  .  .  .  .      ■       .     ii.  548 

Consanguinity,  what  .  .  .  ,  .  .  .  .  ii.  192 

Cowserwttor  of  idiot,  lease  by  ••.....     i.  204 

Consideration,  of  assignment  of  lease  •  .  .  .  .  i.  187 

necessary  to  use  and  trust       .  .  .  .  .      i.  292   307,  n. 

payment  of,  raises  a  trust  .  .  .  .  .  i.  312 

of  covenant  to  stand  seized  ...  ii.  327   330   332 

conveyance  without — trust  .....  i.  320 

of  bargain  and  sale       .  .  .  .  .  .  .      ii.  325 

of  deed,  parol  evidence  as  to  .  .  .  .  .    ii.  291    342 

aclfnowledgement  of,  in  deed,  whether  it  may  be  rebutted  i.  318,  320,  n. 

of  lease,  covenants  are  a  .  .  .  .  ,  ,    i.  320 

future,  trust  results  in  case  of         .....  i.  321 

want  of,  for  mortgage  .  .  .  .  .  ,     j.  468 

of  conveyance,  effect  of  as  to  joint  tenancy,  &c.,     .  •  .  i.  577 

deed  .......        ii.  289,  354 

implied         .  .  .  .  .  .  .  ii.  291 

Constitution,  protection  of,  to  charters  .  .  .  .  .  .      ii.  49 

watercourse    •        .  .  .  .  .  ii.  112,  &  n. 

no  prescription  against  .  .  .  .  .  .    ii.  164 

bearing  of;  upon  laws  affecting  remedies    ....  ii.  168 

Consummate,  when  curtesy  is         .  .  .  .  .  •  .  j.  79 

Consummaiio  existens — delivery  of  deed  .....  ii.  303 

Construction,  of  public  grants  ......  ii.  237 

deeds  .......  ii.  336 

exception  .......  ii.  372 

Contingency,  estate  upon,  is  for  life     .  .  .  .  .  .  .      i.  64 

to  what  remainders  applicable  .  .  •  .  .  i.  523 

of  remainder,  double         .  .  .  .  •  .  .    i.  530 

Contingent  claim,  rent  is  ••.....  i.  239 

remainder  and  springing  use  .....  i,  541 

uses     .  .  .  .  .  .  .  .  .  i.  538 

remainders  and  conditional  limitations       ....        i.  531,  532 

remainder         ........  i.  513 

and  vested  remainders,  compared  .  .  .  .  i.  5 1 8 

and  vested  estates       .  .  .  .         i.  518 

intermediate  limitation        ......  i.  520 

remainder  and  time  of  estate's  vesting — distinction     .  .  .  i.  524 

defeat  of  .....  .  i.  543 

and  entailment,  compared  .  .  .  .  i.  548 

interest,  and  possibility — distinction  .  »  .  .  i.  570  n. 

remainder,  no  partition  of        .  .  .  .  .  .         ii.  223 

Continual  claim  .  .  ,  .  .  ,  .  i.  45   ii.  312   n. 

Continued  possession  .  .  .  .  .  .  .  .  j.  49 
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Contract,  of  wife  to  convey     .... 

i.  89 

for  lands,  whether  it  gives  dower 

i.  115,  116 

to  convey,  whether  a  bar  of  dower 

i.  119,  n.,  120 

jointure  is  not  a              .... 

i.  166 

for,  and  reservation  of,  rent — distinction 

i.  233,  235 

for  conveyance,  trust  arising  from 

i.  312 

limiting  right  of  redemption 

i.  398 

lease  is  a 

i.  535 

by  heir         ..... 

i.  570 

whether  a  Legislative  grant  is  a 

.     li.  43,  49 

interfering  with  sale  of  public  land,  void     . 

ii.  233 

bargain  and  sale,  &c.,  is  a 

ii.  334 

Contribution  for  redemption  of  mortgage 

i.  419,  450 

between  joint  tenants,  kc.     . 

i.  596,  597,  &  n. 

Conversion,  of  land  is  waste      .... 

i.  265 

Conveyance,  by  cestui  que  trust      .... 

i.  328 

tenant  in  common,  restrictions  upon 

i.  593 

effect  of 

i.  600,  &  n. 

words  of             .... 

i.  617 

by  heir           ..... 

i.  570 

of  mill,  &c.           . 

ii.  112 

title  by           ....             . 

ii.  230 

what                     .... 

ii.  279 

by  attorney    ..... 

ii.  282 

to  uses,  kinds  of             .            .            . 

ii.  323 

Coparcenary.                ..... 

.     i.  584,  ii.  222 

Copulative  condition,  performance  of         . 

i.  377 

Corporation,  not  seized  to  uses 

i.  292,  295 

may  be  trustee           .... 

i.  357 

description  of     . 

ii.  352 

how  a  fee-simple  may  be  conveyed  to 

i.  618 

not  a  joint  tenant 

i.  579 

limitation  of  claim  against     . 

ii.  182 

deed  by  or  to       . 

ii.  285,  289 

seal  of            ....             . 

ii.  297 

deed  of,  no  delivery  necessary    . 

ii.  298 

feoffment  of   . 

ii.  312 

Corporeal  hereditaments,  rent  must  issue  from 

i.  232 

Costs,  allowed  to  a  trustee             .... 

i.  347 

Counsel,  not  allowed  to  purchase  client's  property 

i.  348,n. 

Counterparts  of  deed          ..... 

ii.  280 

County,  conveyance  to             ....             , 

ii.  289 

Courses,  &c.,  in  deed,  boundary  by            .             .            . 

.     ii.  363,  365,  367,  368,  n. 

Court,  way  connected  with     .... 

ii.  18 

Cousin,  covenant  to  stand  seized  for 

ii.  330 

Covenant,  of  renewal  in  lease 

i.  213 

to  repiiir,  in  lease          .... 

i.  211 

for  quiet  enjoyment 

i.  203 

widow  cannot  sue  on  . 

i.  160 

jointure  by             .             .             .             .             . 

i.  166,  168 

action  of  not  against  a  sub-lessee 

i.  185 

of  assignor  of  lease             .             .             .             . 

i.  188 

action  of,  (or  rent         .             .             .             • 

i.  244 

for  rent,  requires  possession 

i.  249 

breacli  of,  is  no  eviction 

i.  252 

for  rent — eviction  whether  a  discharge  from 

i.  253 

to  repair — fire              .... 

i.  254  &  n.,  255 

waste    .... 

i.  254,  264 

to  stand  seized             .... 

i.  298,  ii   327 

and  condition — distinction 

i.  371,  n.,  381,  ii.  378,  385 

as  connected  with  mr.Ttirnge    . 

i.  393,  n.  397 

cannot  bo  also  a  condition               . 

i.  395,  396 

whetiier  mortgage  implies  a    . 

i  397 

in  case  of  mortgaged  leasehold 

i.  412  n. 
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Covenant  of  seizin,  highway  no  breaeh  of         .            .            . 

ii.  26 

runnino:  with  land              .... 

ii.  98 

as  to  mill,  &c.  . 

.       ii.  118,  n. 

to  stand  seized,  of  husband 

.     ii.  288 

may  make  a  bargain  and  sale 

ii.  324 

consideration  of    . 

.     ii.  291 

unattested  deed  may  be 

11.308 

constructed  as  grant          .... 

.     ii.  314 

to  stand  seized,  and  bargain  and  sale  compared 

ii.  325,  332,  333 

when  void  against  creditors 

.     ii.  332 

meaning  of  word          ..... 

ii.  329 

against  incumbrances,  what  included  in    . 

.     ii.  359 

for  way,  when  implied            .... 

ii.  369 

action  of,  whether  on  warranty     . 

.     ii.  383 

release  of        .             .             .             •             .             . 

ii.  383 

and  defeasance       .             .             ... 

;             .             .     ii.  384 

by  deed-poll    ...... 

ii.  385 

Covenants,  of  deed     ...... 

ii.  294,  378,  384 

of  married  woman     ..... 

i.  90 

in  quitclaim  deed  ..... 

.    ii.  318 

in  official  deed            .             .            .       '      . 

.     ii.  318&n. 

limited  by  the  description 

.    ii.  354 

of  lease           ...... 

i.  208 

a  sufficient  consideration   . 

i.  320,  321 

of  mortgage   ...... 

i.  397 

Creditors,  whether  fixtures  liable  to  . 

.       i.  25 

of  vendee,  not  subject  to  vendor's  lien 

i.  497 

Creek,  boundary  by    . 

.     ii.  371 

Crime,  no  bar  of  dower       ...... 

i.  118 

Crop,  whether  real  estate       ..... 

.       i.  11 

ivoy  going      ....... 

i.  15 

does  not  belong  to  jointress        .... 

.     i.  167 

upon  shares,  whether  a  lease           .... 

i.  199 

rent  payable  in               ..... 

i.  227,  &  n. 

lien  upon       ....... 

.     i.  229,  n. 

tenant  at  will  has          .              .              ,              . 

.     i.  279 

in  case  of  partition    .             . 

i.  602 

Cropper          ........ 

.     i.  200 

Cross-remainders   ....... 

.  i.  662,  666 

way,  meaning  of            ....             . 

ii.  9 

Oujus  est  solum,  &c.            .....             . 

i.  3 

Cumulative,  remedy  for  dower           .... 

.     i.  150 

disabilities        ...... 

ii.  173 

Curtilage,  what  passes            ...... 

.     ii.  355 

Curtesy     ........ 

i.  75 

coDveyanceof tenant  by          .... 

.       i.  69 

whetiier  seizin  of  heir  defeated  by 

.       i.  161,  n. 

and  dower,  compared,.             .... 

i   162,  n. 

merger  in  case  of . 

i.  182 

in  rents            ....... 

.     i.  247 

whether  waste,  in  case  of            ...            . 

i.  267,  268,  269 

tenant  by,  whether  bound  by  use      .             .             .             . 

.     i.  292 

whether  in  a  use  ...... 

i.  293 

in  trusts         ....... 

.     i.  328 

whether  in  legal  estate,  subject  to  trust   . 

i.  329 

tenant  by,  whether  lie  has  the  benefit  of  conditions  . 

.     i.  388 

in  equity  of  redemption    .             .            .         '    . 

.    i.  414,  417 

interrupts  seizin           •..,.. 

i.  667,  568 

in  estate  in  common          .             .... 

i.  593 

not  affected  by  partition          ..... 

.      i.  611 

sometimes  classed  with  descent 

.      ii.  157,  n. 

surrender  of    . 

.    ii.  320 

tenant  by,  warranty  of     . 

.  ii.  382,  383 

Custom,  as  to  crops    ....... 

.      i.  15 

640 


GENERAL  INDEX. 


Custom,  way  by   . 

as  to  commons,  &c.   . 
party  walls 

to  fish  .  .  .  . 

title  by  . 
Customary  rents,  within  statute  of  limitation 
Cutting  of  timber  in  case  of  mortgage 


ii.  8 

ii.  68  n. 

ii.  85  a. 

ii.  144 

ii.  160 

ii.  177 

i,  408,  n.,  427,  n. 


I> 

Dam,  mutual  ownership  of      . 

right  to  erect  .... 

repair     .  .  •  .  . 

enjoyment  of,  right  gained  by      . 
statutes  concerning 
fish-way  in  ....  . 

Damages,  in  case  of  dower 

for  breach  of  covenant  of  seizin 

trespass,  do  not  pass  to  purchaser     . 
for  injury  to  reversion  .  * 

in  case  of  water  course,  amount  of 
Date,  of  lease    ..*... 
deed  ..... 

and  delivery  of  deed        .... 

of  acknowledgment  ..... 

Daughters  and  sons,  distinction  between,  as  to  implied  trusts,  &c. 
Deaf  and  dumb  person,  deed  of      . 
Death,  of  husband,  co?isMmmafes  dower 
mortgagor,  is  no  payment 

proceedings  in  case  of     . 
vendee,  does  not  affect  vendor's  lien 
devisee,  devise  lapses  .... 

Debitum  in  prcBsenti,  &c.,  rent  is  not 

Debt,  action  of,  in  case  of  lease  .... 

for  rent  .  .  .  .  .  .     • 

after  eviction       ..... 

and  mortgage,  go  together     .... 

is  not  an  advancement     ..... 

action  of,  upon  what  instrument 
devise  of,  whether  it  passes  a  mortgage  . 
Debts,  mortgage  liable  to    . 

what  are,  in  respect  to  a  fraudulent  conveyance 
charged  on  lands  by  will    .  .  .  .  . 

liabilily  of  lands  for         . 

of  one  deceased,  how  paid   .... 

Declaration  of  uses  ..... 

trust  .  .  .  .  .  . 

must  be  written 
in  action  by  reversioner      .... 

oj  common  liberties,  in  Massachusetts   . 
Declarations  of  grantor,  evidence  of  fraud 

of  devisor        ..... 

trust,  powers  are 

Dedi  et  concessi 

Dedi      ........ 

Dedication  of  highway        .  .  .  .  .'~ 

wharf        ...... 

common  ..... 

Deed,  gives  seizin  ...... 

of  husband  and  wife  .... 

effect  on  dower         .... 

wife,  void  ..... 

husband  and  wife,  bars  dower 


.  ii.  117 

ii.  102,  108,  123  &  n.,  124  &  n. 

ii.  117,  118 

ii.  125 

ii.  128 

ii.  145,  146,  154 

i.  144,  145,  146,  149,  150 

ii.  292 

ii.  358 

i.  564,  n. 

ii.  103  &  n. 

i.  201 

ii.  294,  338,  349,  471 

ii.  282,  287 

.  ii.  459,  n. 

1.  325 

iL  285 

i.  108 

.     .    i.  442 

i.  442 

i.  496 

ii.  559 

i.  239 

i.  185 

i.  244 

i.  254 

i.  431,433,438,  589,  590 

ii.  217 

ii.  296 

ii.  532 

i.  430 

.  ii.  453,  &  n. 

ii.  515,  &  n. 

ii.  GOl 

ii.  609 

.  i.  298,  ii.  334 

ii.  348,  352,  n. 

i.  307 

i.  565 

ii.  150 

ii.  454 

ii.  534,  543,  549,  562.  n. 

ii.  588 

ii.  311,  314,  341,  380 

ii.  387 

ii.  31 

ii.  31,  n. 

.  ii.  72,  73 

i.  41 

i.  87 

i.  119,  120 

i.  122 

i.  125 
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Deed,  presumption  of,  in  cai?e  of  trust . 

i.  334 

words  ill,  necessary  lo  create  estates 

i.  617 

joint  tenancy.  &c.,  by      . 

i.  660 

cross  remainders  by               ... 

i.  662 

construciion  of,  as  to  way 

ii.  13 

necessary  to  pass  incorporeal  hereditament 

ii.  51 

of  mill,  what  passes  by 

ii.  113-1 4  .V  n. 

presumption  of         . 

ii.  159 

title  by                 ..... 

ii.  '278 

poll 

ii.  279 

poll,  may  create  a  covenant 

ii.  239,  n.,  385 

and  devise,  compared    . 

.    ii.  305-6,  336.  n. 

passes  title    . 

ii.  310 

property  in          . 

ii.  358 

is  evidence  of  title,  though  invalid 

.      ii.  428,  430 

may  operate  as  devise    .             .             •             . 

ii.  507  &  n. 

revocation  of  will  by              .             .             . 

ii.  545  &  n. 

Deer,  are  heir-looms            .... 

i.  92 

Default,  covenant  against           .... 

ii.  370 

Defeasance               ..... 

i.  393;   ii.  322,  384 

Defective  execution  of  power   .             .             .             • 

ii.  599 

Defend,  meaning  of  term     .... 

ii.  384,  412 

Definition  o(  waste         ..... 

i.  260,  n. 

Degrees  of  kindred              .... 

ii.  202 

Delivery,  in  case  o^  escrow         .... 

■      i.  395 

of  mortgage,  whether  an  assignment 

i.  431 

of  deed            ... 

.       ii.  297,  3.i0 

attestation  of         . 

ii.  308 

by  fraud           .... 

ii.  433 

Demand  for  dower              .... 

i.  149 

rent            ..... 

i.  243 

redemption       .... 

i.  484 

Demise,  effect  of  the  term           .... 

i.  209;   ii.  387 

grant,  (tec.    . 

.  >          .             .         ii.  334 

Denization          ...... 

ii.  288 

Denizens  may  inherit,  &c.    .... 

ii.  198 

Deodands,  no  prescription  for     . 

ii.  162 

Dependent  covenants          .... 

ii.  419 

Deposit  of  title-deeds     •             .             .             .             . 

i.  490 

Depositary  of  deed               .... 

ii.  305 

De  rtparatione  facienda — writ 

i.  603 

Description,  in  deed             .... 

ii.  294,  350-4 

devise     ..... 

ii.  480,  570-3 

Descent,  apportionment  of  rent  in  case  of  . 

i.  258 

oi  uses            ..... 

i.  2!)3 

prevails  over  a  devise  to  the  heir 

ii.  558 

of  trusts           ..... 

i.  328 

in  case  of  executory  devise 

ii.  584 

of  condition     ..... 

i.  3^7 

contintreat  remainder                .    • 

i.  556 

reversion,  &c.           .... 

i.  569 

necessary  to  co-parcenary 

i.  584 

title  by             ....             . 

.       ii.  157,  189 

in  "a'^e  of  prescription 

ii.  165 

effect  upon  right  of  entry        .             .    •          . 

.       ii.  169,  181,  182-4 

ol  settlement  rights,  &c.    . 

ii.  251,  257 

jDescsncZawte,  meaning  of  term  in  will                 .             .• 

li.  573 

Desertion,  by  wife  effect  on  dower 

i.  100 

Designatio  ptrsonce, — heirs         .... 

.  i.  517,  617,  637,  n.,  648,  050 

executors          .            .             . 

ii.  592 

41 


642 


GENERAL  INDEX. 


Detaining  of  water,  action  for 

Detinue  of  charters 

Devise,  of  crop,  by  dowresa 

estate  pour  autre  vie 

whether  a  bar  of  dower 
jointure 

no  resulting  use  upon 

trust  by,  how  construed     . 

trust  subject  to 

on  condition 

of  mortgage 

abeyance  in  case  of 
of  contingent  remainder 
liabililty  for  debts,  in  case  of 
DO  severance  of  joint  tenancy  by 
words  of,  necessary  to  create  estates 

condition 
of  mill,  what  passes  by  . 
to  heir  .... 

posthumous  child  t^kes  under 
settlement  rights,  &c.,  subject  to 
to  charitable  uses 
and  deed,  compared 
construction  of;  by  acts 
effect  of,  on  deed  unrecorded 
title  by  ,  .  . 

with  power  to  sell 
to  executors,  to  sell  . 

Devisee,  whether  he  shall  redeem 

bound  by  warranty 

who  may  be       . 

whether  a  witness  to  the  will 

Die  without  issue,  &c. — construction 

Dignities,  are  entailable 

Disabilities  .  '■■. 

in  equity 

Discharge  of  mortgage       .... 

and  assignment — distinction 
Disclaimer,  by  tenant 

trustee       .... 

estoppel  by  ... 

Discontinuance  of  freeiiold 
by  husband 
of  common  field 
none  by  grant 
of  title 
of  highway 
Discovery,  jurisdiction  of  dower  for 
Disjunctive  condition,  performance  of 
Disseizin  ..... 

conveyance  after       .  .  .  , 

none  by  mortgagor 
in  case  of  mortgage 
sale  on  execution  after 
effect  of,  on  remainder 

reversion 
joint  tenant  liy         .  .  .'  . 

between  joint  tenant,  &c.,      ^. 
in  case  ot  fishery      .  .  . 

wliat  title  it  gives 

by  feoffment        .  ... 

Disseizor,  wife  of,  has  dower 


ii.  12& 

i.  118 

i.  14 

i.  ni 

i.  128 

i.  169 

i.  299 

i.  302 

i.  328 

i.  366 

i.  430 

i.  554 

i.  556 

.    i.  570,  n. 

i.  583 

i.  622 

i.  669 

ii.  113,  114 

ii.  201 

.    ii.  216,  n. 

ii.   251 

ii.  289 

ii.  305,  306,  336,  n. 

ii.  345,  n. 

ii.  460 

.    ii.  500 

i.  622,  ii.  590 

ii.  590 

i.  450 

ii.  384 

ii.  505 

ii.  528 

i.  637,  &  n. 

i.  58 

i.  568,  ii.  169,  173,  177 

i.  424 

i.  440 

i.  444 

ii.  168 

i.  354 

.     ii.  170,  n. 

ii.  281 

ii.  2S1 

ii.  72,  n. 

ii  314 

ii.  152 

ii.  35,  36,  37,  39 

i.  146 

i.  380 

i.  46 

.       ii.  437 

i.  425 

i.  432 

i.  462 

i.  535 

i.  567,  574 

i.  575,  592,  n. 

i.  581,600,  601 

ii.  144 

.  ii.  155 

ii.  3,  313 

i.  117 


i.  216,  284,  n. 
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Disseizor,  claim  for  dower  against 

whether  the  lessee  of  a  mortgagor  is 
may  convey        .... 
Disseizee,  release  by      . 

heir  of,  release  by  .  .  . 

confirmation  by  ...  . 

devise  by  .... 

Distress,  of  fixtures        ..... 
an  incident  of  rent  service 
not  of  rent  charge         .... 
for  rent      ..... 
right  of,  not  extinguished  by  bond,  &c.. 
Diversion  of  watercourse      .... 

Divorce,  effect  on  emblements    .... 
curtesy 
necessary  to  avoid  marriage 
effect  of,  on  dower 
grounds  of         . 

effect  of,  on  issue     .  .  .  . 

Docketing  of  judgment         ..... 
Domain  of  United  States         .... 
Dominium  directum  and  utile — distinction 

fiduciarium — trusts 
Donum  gratuitum  ..... 

Dormant  title,  sale  of        .  ... 

Dos  de  dote,  &c.,  ..... 

Double  waste  ..... 

condition,  performance  of  .  .  . 

name  ..... 

Doves,  are  heir-looms  .... 

Dower  ...... 

relation  of 

an  inseparable  incident 

and  curtesy,  distinction 

in  rents  ..... 

uses  ...... 

trusts  ..... 

condition  is  paramount  to  .  .  . 

in  equity  of  redemption 

equitable  estates  .... 

mortgage  to  defeat    .... 

vendor's  lien  defeats        .... 

none  in  joint  tenancy 

in  tenancy  in  common 

effect  of  partition  upon 

way  connected  with       .... 

in  ferry  ..... 

nature  of  title  by  ...  . 

Statute  of  Limitation  does  not  apply  to 

descent  interrupted  by  ... 

reversion  upon,  whetlier  a  subject  of  partition 

settlement  rights,  &c.,  subject  to 

release  o:.  by  infant  .  .  .  . 

in  case  of  mortgage         .... 

right  of,  when  no  breach  of  covenant  of  seizin 

is  a  claim  under  the  husband 

an  incumbrance  .  .  .  . 

deed  m  fraud  of  .... 

release  of,  is  a  consideration  for  husband's  deed 

barred  by  conveyance  fraudulent  against  creditors 

release  of,  (see  Acknowledgment  of  Deeds.) 
Dowress,  whether  she  has  emblements 


i.  155 

i.  409 

.  ii.  437,  n. 

ii.  316 

ii.  31T 

ii.  319 

ii.  513  &n. 

i.  28,  n. 

i.  231 

i.  231 

i.  239 

i.  244,  n, 

99,  100,  101,  102 

i.  13 
i.  82 
.i.  91 

i.  82 

i.  99 

ii.  193,  n. 

.  ii.  456,  n. 

ii.  230 

i.  36,  n, 

.       i.  291 

i.  292 

.     ii.  43t 

i.  104 

i.  264,  27t 

i.  380 

.       ii.  350 

.      i.  2 

i.  93 

1.46 

i.  55 

i.  96,  162,  n. 

i.  248 

i.  292 

i.  328 

i.  388 

i.  414,  447 

i.  414 

i.  469 

i.  493 

i.  580 

i.  592 

i.  592,  611  &n. 

ii.  17 

ii.  47 

ii.  157 

ii.  173 

ii.  190 

iL  223  &  sequ. 

ii.  251 

ii.  285 

ii.  337 

ii.  394 

.  ii.  399 

ii.  413,  n.,  416 

ii.  436 

ii.  451 

ii.  454 

.      i.  14 


644 


GENERAL  INDEX, 


Dowress,  cutting  of  timber  by- 
action  for  waste  against 
when  she  may  redeem    , 

Drain,  right  of 

Drift  ways 

Drip,  right  of        . 

Droit  droit 

Drunkard,  deed  of 

Dum  fuit  infra  cetatem,  writ    . 

Dung,  title  to         . 

Duress 

Duplicates  of  will 

Dwelling  house,  what  it  includes 

Dye  kettles,  pass  with  land 


, 

i.  263 

i  267, 

268, 
i. 

269,  270 

417,488 

ii.  80 

ii.  22 

ii.  80 

ii.  156 

ii. 

434  &  n.,  435 

• 

ii. 

431,  432 

i.  18 

ii.  431 

ii.  542 

ii 

355  &  n. 
i.  27,  n. 

E 


Ease  and  enjoyment,  insuflScient  to  create  a  way 
Easement,  enjoyment  of,  no  disseizin 

owner  of,  may  redeem  mortgage 

highway  creates  an      . 

whether  way  by  necessity  is  an 

water-course  is  an        . 

passes  by  deed  of  land 

an  incumbrance 
Easements       .  .  .  .  . 

Ebb  of  tide,  what  is  low  water  mark 
Ecclesiastical  persons,  leases  by 

liable  for  waste 
corporations,  &c.,  Statute  of  Limitations  as 
Effects,  meaning  of  term  in  devise 

Ejectment,  for  dower  .... 

lies  for  house 

by  or  against  a  trustee  or  cestui 
for  land  over  which  a  road  passes 
hoilary  or  pool  .  . 

after  twenty  years'  possession 

descent  cast 
lies  on  an  estoppel 
Elder  title,  what  ..... 

Election,  between  devise  and  dower 
joiuturo  and  dower 
conditions 
in  case  of  fiowage     .... 

by  a  grantee       .... 

riglit  ofj  reserved  in  deed 
of  devisee,  between  devises 
of  iState,  to  be  disseized 
■Elegit         ...... 

Eiopememt  of  wife  bars  dower 

whether  a  bar  of  jointure 
Emblements  ..... 

tenant  at  will  lias      ... 
none  in  case  of  mortgage 
Eminent  domain  .... 

{Si-e  Franchise — f'nARLES  River  Bridge — Constitu 
Employed,  meaning  of  term  as  to  meclianics'  lien 
Enclosure,  way  not  to  be  made  through 


to 


ii.  16 
i.  51 

i.  416,  n. 

ii.  25 

ii.  15 

ii.  99,  105 

ii.  356 

ii.  6 

ii.  1,  160 

ii.  94 

i.  226,  n. 

i.  267 

ii.  177 

ii.  575 

i.  149 

i.  4 

i.  333 

ii.  25  &  n. 

ii.  98 

ii.  168,  n. 

ii.  170 

ii.  422 

ii.  397 

128,  129,  130,  131,  132 

i.  173 

i   380 

ii.  125 

ii   341 

ii.  375,  n. 

ii.  508 

ii.  174 

i.  391,  n.,  564;  ii.  602,  606 
i.  100 
i.  109 
i.  12 
i.  279,  im,  n. 
i.  407,  n. 
40;  ii.  74,  98,  112,  621, 

i.  503,  n. 
ii.  24 
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Encroachment,  no  prescription  in  case  of 

Enfeoff 

Engine,  mechanics'  lien  embraces 

Eujoymeiit  of  lijriits 

easement 
■way 
'  water-course 

Enlargement  by  release 
Enrolment,  a  substitute  for  livery 

of  deeds 
Entailment,  none  of  term 

Entry,  tbrm  of      '. 

unnecessary  to  curtesy 
in  case  of  dower     . 
whether  necessary  to  estate  for  years 
for  non-payment  of  rent 
by  landlord,  no  eviction 
for  condition  brolcen 
uimecessary,  in  case  oHimitation 
effeft  of,  on  mortgagee's  estate 
no  payment  of  mortgage  debt 
for  foreclosure 

right  of,  sutfirient  for  freehold  remainder 
reversioner's  riglit  of,  in  case  of  forfeiture,  &c 
of  joint  tenant 
in  case  of  disseizin 

limitation  of     .  .  •  • 

riiflit  of,  in  case  of  husband  and  wife 
title  by,  to  public  lands 
in  name  of  deceased  person 
in  case  of  feoffment 
exchange 
necessary  to  release 
of  grantor,  is  a  breach  of  covenant  for  quiet  enjoyment 
whether  necessary  to  eviction 
deed  obtained  by  duress,  must  be  avoided  by 

of  infant 
of  devisee 
right  of,  whether  devisable 

subject  to  execution 

Equally  to  he  divided — conveyance 
devise 

Equality  in  exchange 
Equitable  waste 
estates 
mortgage 

'  lien,  limitation  of    . 
mortgages  and  liens 
lien  between  tenants  in  common 
estate,  whether  it  passes  by  bargain,  &c. 
right,  is  no  breach  of  covenant  of  seizin 
whether  estoppel  applies  to 
law  oi  maintenance  does  not  apply  to 
fee 
Equity  jurisdiction  of  dower 
jointure  in 

supplies  deficiency  in  jointure 
estoppel  of  tenant  in 
interference  of,  in  case  of  fire 
wiiat  raises  a  trust  in 
relief  in.  for  breach  of  condition 
of  redemption 
what  is  a  mortgage  in 


ii.  146 
ii.  311 

i.  510,  n. 
ii.  79 
ii.  2 
ii.  10 
ii.  99,  121,  127 
ii.  366 
ii.  361 
ii.  327,  454 
i.  180 
i.  42 
i.  46,  82 
i.  161 
i.  177 
i.  241 
i.  252 
i.  384,  383 
i.  390 
i.  430,  n.,  433 
i  474 
i.  480 
i  535 
.  i.  567,  568 
i.  581 
ii  155 
ii.  169 
ii.  176,  177 
ii.  230 
ii.  233 
ii.  31  i,  312 
.  ii.  314,  315 
ii.  316,  317 
ii.  396 
ii.  404 
ii.  431 
ii.  406 
ii.  431 
ii.  513 
ii.  608 
i.  661 
i.  664 
ii.  314 
i.  276 
i.  290 
i.  400,  n. 
i.  484,  n. 
i.  490 
i.  597,  n. 
ii.  324 
ii.  394 
ii.  422,  n.,  425,  n. 
ii.  439 
ii.  590 
i.  127,  140,  146 
i.  166 
i.  168 
i.  218 
i.  255 
i.  301 
i.  375,  382 
.  i.  392,  413 
i.  396 
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Equity,  of  redemption  and  trust,  distiuction 

.     i.  413,  n.,  414 

subject  to  debts 

. 

i.  415 

limitation  in                 ..... 

i.  423 

of  redemption,  mortgage  of 

•             •             • 

i.  435 

jurisdiction  of  fraudulent  mortgage 

i.  470 

mortgagor's  remedy  is  in 

1.  472 

jurisdiction  of  waste                 .... 

, 

i.  553 

charities 

ii.  585 

severance  of  joint  tenancy  in               ... 

i.  583 

restrains  waste       ..... 

i.  599,  n. 

partition  in                   .             .             .           i.  604  &  n. 

605,  608,' 611,  612 

613,  614 

dispenses  with  the  word  Mrs 

i.  619 

follows  the  lavj               ..... 

i.654 

jurisdiction  of  water-course,  &c. 

ii.  103,  n.,  105,  n.,  120 

limitation  in                  ..... 

ii. 

179,  180 

rule  of  descent  in               .... 

. 

ii.  190 

requires  consideration  in  deed 

ii.  290 

supplies  defect  of  livery 

. 

ii.  312 

partition  in                    ..... 

ii.  316 

corrects  mistake  in  deed 

ii.  347 

jurisdiction  of  covenants          .... 

.    ii.  392,  400, 

401,  413 

devises         .... 

ii.  559 

estoppels  in                  ..... 

ii. 

427,  428 

will  not  avoid  deed  of  infant 

ii.  432 

jurisdiction  of  fraud                   .... 

ii. 

433,  436 

illegal  contracts 

. 

ii.  437 

lost  deed              .... 

, 

ii.  443,  n. 

&p.,  will 

ii.  536,  n.,  539 

rule  of,  as  to  fraudulent  conveyances 

. 

ii.  450 

jurisdiction  of  title  deeds 

. 

ii.  501 

devise  in           .             .             .             .             .             . 

ii. 

510,  514 

of  redemption,  devise  of    . 

ii.  512 

revocation  of  devise  in              .... 

ii,  546,  548, 

551,  552 

of  redemption,  bov/  devised 

. 

ii.  579 

Escambium      ....... 

ii. 

314,  380 

Escheat,  is  not  feudal  in  U.  S.                  .             .            . 

. 

i.  40 

in  case  of  trust          ..... 

. 

i.  31Y 

joint  tenancy 

. 

i.  580 

title  by          .....             . 

li.  157,  n. 

in  case  of  aliens               .... 

. 

ii.  196 

— warrants                 ..... 

ii.  260 

estoppel  against               .... 

. 

ii.  420 

Escrow             ....... 

ii.  303 

-(vhether  a  defeasance         .... 

. 

i.  395 

Estate,  for  years,  is  a  chattel              .... 

i. 

3,  ii.  323 

tail             ...... 

... 

i.  51 

for  life 

i.  64 

tail,  after  possibility,  &c.                ... 

. 

i.  74 

of  inheritance,  curtesy  requires 

i.  81 

husband,  in  wife's  lauds 

. 

i.  84 

for  years           ...... 

i.  175 

in  rent       ...... 

... 

i.  247 

at  will               ...... 

. 

i.  278 

a  use  originally  was  not  an           .            .            . 

. 

i.  292 

in  use                ...... 

i.  295 

of  cestui  que  trust,  what 

. 

i.  327 

tail,  condition  repugnant  to     . 

i.  369 

by  statute  merchant,  &c.                ... 

. 

i.  391,  n. 

sale  of  equity  on  execution  divests 

, 

i.  460 

tail,  remainder  on               .... 

i.  512 

reversion                 ..... 

. 

i  563 

whether  trustees  for  contingent  remainders  have  an 

. 

i.  549 

for  years,  reversion  upon,  is  assets 

i.  568 

life,  whether                  .            .            •            . 

.            • 

i.  568 

tail              .... 

i.  570 
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Estate  in  jomt  tenancy,  &c. 

tail,  words  wliich  create 
meaning  of  word,  in  will 
deed 
at  will,  no  surrender  of 
tail,  limitation  on  failure  of  issue  creates 
and  power,  distiuctioa 

Estates,  what 

of  inheritance,  <fec. 

woris  necessary  to  create 
in  offices 
Estoppel,  wife  not  subject  to 

of  purchaser  in  relation  to  dower 
tenant 
lessor 

morteaofor,  to  redeem 
against  fraudulent  mortgage 
contingent  remainder  may  pass  by 
tenant  in  common  bound  by 
as  to  title 
by  disclaimer 
in  case  of  partition 
as  to  consideration  of  deed 
by  ri  cital 

warranty 
to  deny  grantor's  seizin 
in  sale  of  dormant  title 
by  sealing  deed 
title  by 
Estovers,  tenant  for  life  has 
are  entailable 
in  case  of  dower 
tenant  for  years  has 

at  will 
common  of 
prescription  for 
Estrepement,  action  of 
Evaporation  of  water,  no  ground  of  action 

Eviction,  of  widow 

from  jointure 
in  case  of  exchange 
effect  of,  on  covenant  to  repair 
no  estoppel  in  case  of 
whether  necessary  to  suit  on  covenants 
of  tenant,  effect  on  the  rent 

mortgagor,  effect  on  mortgage 
after  partition    .... 
Eviction,  no  action  for,  unless  the  lands  are  described 
Ex  jure  naturae,  water-course   . 
Ex  nudo  pacta,  &c. 
Examination  of  feme  covert 

{See  Acknowledgment  of  Deeds.) 
Excavation,  injuries  caused  by 
Exception  and  condition — distinction 

in  deeds  relating  to  water-courses 
deed 
covenant 
Exchange,  effect  of,  on  dower 

deed  of  .  .  • 

revocation  of  devise  by     . 

Exclusive  use  of  way 

fishery 
Executed  and  executory  licenses 


deed 


i.  574 
i  619,  6H4 
.  627,  ii  573 
i.  627,  n. 
ii.  321 
ii.  582 
ii.  590 
i.  34 
i.  35 
i.  617 
ii.  75 
i.  99 
i.  107 
215,  ii.  172 
i.  221 
i.  425 
i.  470 
i.  558 
i.  596 
ii.  160,  n. 
ii.  172,  n. 
ii.  224 
ii.  291 
ii.  353 
ii.  382 
ii.  417 
ii.  438 
ii.  294,  n. 
ii.  419 
i.  65 
i.  58 
L  111,  140 
i.  180 
i.  279 
ii.  70 
ii.  165 
i.  271,  272 
ii.  102 
•  i.  136,  160 
i.  167,  174 
ii.  H80 
i.  211,  212  &  n. 
i.  218 
ii.  403&n. 
i.  254 
i.  468 
i.  607 
ii.  354 
ii.  90,  122 
i.  292 
i.  88,  125 

ii.  81 

i.  367.  n. 

114,  n.  118,  126 

.    ii.  294,  372 

ii.  386.  398 

i.  120 

ii.  314,  380 

ii.  549 

ii  11 

ii.  143 

L  225 
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subject  to 


to 


covenant 


Executed  use,  what    . 

and  executory  trusts  •  . 

use,  like  an  implied  trust     . 

and  executorj'  estates — conditions 
Execution,  whether  crop  may  be  taken  on 

levy  of,  gives  seizin 

curtesy  may  be  taken  on     . 

levy  of,  on  wife's  land 
term 

sale  of  trust  upon   . 

purchase  by  trustee,  &c. 

mortgage  not  subject  to 

land  subject  to,  mortgage  of     . 

commitment  on,  no  payment  of  mortgage 

sale  of  equity  of  redemption     . 

against  joint  tenant 

husband,  whether  wife's  land 

levy  ofj  upon  estate  in  common 
way  created  by 

whether  alien  can  take  by 

sale,  partition  after 

settlement  rigiits,  &c.,  whether  subject 

of  deed,  attestation  of 
passes  title 

failure  to  return,  is  a  breach  of  sheriff 

sale,  covenants  in     . 

purchaser,  covenants  pass  to     . 

of  deed,  must  be  fraudulent  to  avoid  it 

right  of  disseizee  not  subject  to 

of  instrument  of  revocation 
power 

lands,  whether  subject  to    . 

lien  of  . 
Executor  and  heir — fixtures 

takes  estate  for  years 

lease  liy 

purchaser  from,  whether  bound  by  trust 

consent  ofj  to  devise  of  term 

whetiier  compensated 

cannot  purchase  trust  estate 

redemption  of  mortgage  by 

devise  to.  passes  a  fee     . 

deed  of,  registry  of   . 

power  to  se  1,  of 

failure  of,  in  case  of  charity 

Executors,  surrender  of  trust  by 
mortgage  passes  to 
are  joint  tenants 
covennnts  pass  to 
liable  for  rent,  when     . 
devise  to,  to  sell 
term  used  as  descriptio  personce 
rent  reserved  to 
whether  they  may  recover  rent 

Executory  trust,  "heirs  of  tiie  body"  .... 

covenant,  and  covenant  to  stand  seized — distinction   . 
and  executed  contracts,  distinction  as  to  illegal  consideration 

alteration  of 
devise  ....... 

Expectancy,  an  heir  has  only        ...•., 
contract  for  .  .  .  .  . 

Expectancies,  in  New  York  .    -        . 

Fvplanation,  in  deed     ....... 


i.  294,  n. 
i.  301,  ii.  343 
i.  311.  312 
i.  367 
i.  11,  12,  16 
i.  41,  n.,  ii.  405,  n. 
i.  82 
i.  85 
i.  179,  180 
i  312,  332 
i.  349,  350,  n.,  351 
i.  433 
i.  435,  n. 
i.  434,  n. 
i.  459 
i.  581 
i  488 
.  594,  596 
ii.  15 
ii.  196 
ii.  223 
ii.  251 
ii.  309 
ii.  310 
ii.  3S5 
ii.  409 
ii.  410 
ii.  433 
ii.  442 
ii.  538 
ii.  595 
ii.  601 
ii.  603,  608 
i.  21 
ii.  337 
i.  205 
i.  340 
ii.  511 
i.  346 
.  348  e<  saq. 
I.  450,  485 
i.  633 
ii.  500,  n. 
ii.  500,  n, 
ii.  586 

i.  355,  n. 

i.  430 
i.  586,  590 
ii.  410 
ii.  412 
ii.  590 
ii.  592 
i.  234,  247 
i.  238 

i.  648,  n.,  654 

ii.  329 

ii.  436,  437 

.  ii.  442,  443 

ii.  579 

i.  570 
i.  5(0 

i.  560 

ii.  362,  373 


179, 
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Express  trusts,      .  .  .  .  . 

not  within  Statute  of  Limitations 
conditions  .  .  .  . 

warranty       .... 
covenant  .  .  .  . 

and  implied  revocations 
republication 

Extinguishment  of  trust,  presumed 
mortgHge 
easement 
way 
ferry 
common 
in  case  of  water-course 

right  of  fiowage 
release,  construed  as 


I  300, 

311,  3G0 

i.  335 

i.  3t;3 

ii  380 

ii.  387 

. 

ii  542 

ii.  555 

.  i. 

334,  335 

i.  436, 

441,  444 

ii.  H,  4 

. 

ii.  20 

. 

ii.  55 

ii  70 

ii. 

121,  128 

li  125 

ii.  317 

Factory,  fixtures  in 

Factum — a  deed     . 

Failure  of  issue,  limitation  upon 

Fair  .... 

2)lay-men 
Faha  demonsiratio  non  nocet 
Family  pictures,  title  to 
Farm         .... 

devise  of 
Father  and  son,  trust  or  advancement  between 

conveyance  between,  whether  fraudulent 
Fealty        .... 
inci(5ent  to  reversion 
in  case  of  joint  tenancy 
Fee  simple        .... 
abeyance  of    . 
simple,  incidents  of 
farm  rent 

whether  a  rent  is,  or  a  chattel 
in  use 

upon  a  fee 
simple,  conilitions  repugnant  to 
whether  a  remainder  on 
words  which  create  in  deed 
ancient  grants  pass  the 
upon  a  fee 

pas.ses  by  devise,  with  power  to  sell 
Fees  qualified,  &c., 
Felling  of  timber,  waste 
Feme   covert,   deed  of 
trust  for 

whether  estopped 
devise  of 

to 
may  execute  a  power 

{See  ACKNW©LEDGMENT  OF  DEEDS-) 

Fence,  on  highway      .... 

p:isses  with  land 

covenant  for,  runs  with  land  , 
Feqfavi,  whether  a  covenant 


i.  20,  n  ,  21,  n. 

ii.  279  &  n, 

ii.  582 

ii.  68 

ii  258 

ii.  361 

i.  2 

ii.  355,  361,  n.,  362,  363 

ii.  576,  577 

i.  323 

ii.  452  &  n. 

i.  37,  n. 

i.  563,  n, 

i.  581 

i.  35 

i.  53,  540 

i.  55 

231,  ii.  574 

i.  247 

i.  292,  293,  295 

i.  297 

i   369 

1.  512,  520,  635 

i.  617 

ii.  237 

ii.  581 

ii.  590 

i.  56 

i.  261 

i.  87,  ii.  498,  n. 

i.  303 

h.  490,  n.,  495,  n. 

ii.  504 

ii.  506 

ii.  592 

.  ii.  27 
ii.  357 
ii.  392 
ii.  386 
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Feoffment,  forfeiture  by  .  .  . 

effect  of,  on  remainders 
compared  with  grant,  bargain,  &c., 
of  infant  .  .  .  . 

idiot.  &c., 
consideration  unnecessary  to 
deed  of       . 

to  uses  .  .  .  • 

implies  warranty 
deed  construed  as       . 
Ferry— {See  Charles  River,  &c.,  Constitution, 

is  an  hereditament 
Feudal  law  .  .  .  .  . 

tenure,  and  law  of  descent 
Feuds  .  .  .  .  . 

originally  for  life 

abolished  .... 

Feudum  talliatum 
Fidn-commissum — trusts 

Figures  in  deed  .... 

devise  .  .  .  . 

Filing  of  bill,  is  commencement  of  suit 

Fine,  bars  entailment       .  .  .  . 

forfeiture  by  ... 

bars  dower  .  .  .  . 

effect  of,  on  remainders 
of  joint  tenants,  &c., 
to  uses  .... 

of  wife  . 

revocation  of  devise  by 
and  acknowledgment  of  deed — distinction 
Fire-frame,  removal  of  .  •  . 

destruciion  of  leased  house  by 
loss  by,  whether  waste 
Firing  of  woods,  &c., 
Fishery  .... 

what  passes     .... 
Fixtures  .... 

and  fixed  furniture — distinction 
in  case  of  mortgage 

Flats,  title  to 

wharf  may  pass  with 

Flourish  or  scrawl 

Fiowage 

what  passes     . 

no  presumption  of  grant  from 

Foot-way 
Foreign  will 
Foreclosure 

parties  to 

proceeds  of,  whether  real 

alter  devise     . 

whether  payment     . 

efiect  on  joint  tenancy  . 

Formedon 
Forever,  in  devise 
Forfeiture  of  life  estate 

effect  on  dower 

of  rent 

for  waste 

by  tenaut  at  will 


Chartered  Rights.) 


i.68 

i.  543 

i.  555 

ii.  285,  432 

ii.  286 

ii.  290 

ii.  310 

ii.  334 

.    ii.  380 

ii.  99,  n. 


i.  1 

i.  35 

.     ii.  201 

i.  35 

i.  617-18 

ii.  259,  n. 

i.  51 

i.  290 

ii.  354 

ii.  517 

i.  484,  n. 

i.  60 

i.  68 

i.  122 

i.  543,  558 

I  581,  601 

ii.  334 

.      ii.  499,  n. 

ii.  547-8 

ii.  498 

i.  25 

i.  212,  254,  n. 

i.  264 

i.  278 

ii.  142 
ii.  115 

i.  18 

i.  23 

i.  567,  n. 

ii.  93  &  n.,  357,  368,  n.,  370 

ii.  357 

ii.  296 

.      ii.  123-8 

,  .  i.  26,  ii.  358 

ii.  3 

ii.  19 

ii.  33  &  n. 

i.  471-7,  490,  n.,  492 

i.  436,  n.,  477,  n.,  478,  n. 

i.  450.  n. 

ii.  545,  n. 

i.  486 

i.  589 

ii.  169,  181-4-5 

.     •       .  .        i.  022 

i.  68,  363 

i.  118 

i.  249-50 

i.  207,  599 

i.  282 
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Forfeiture,  relief  in  Chancery  for 
for  breach  of  condition 

bars  dower 
waiver  of 
eflfect  ofj  on  remainders 

reversions,  &c., 
of  joint  tenant    . 
fair 

common 
none  by  grant 

Fowling,  ancient  statutes  concerning 

Franchise,  pew  is  a        . 

public  easement  is  a      . 
devise  of     . 
owner  of  shore  has 
fishery  is  a 

Franchises  ..... 

Fraud,  parol  trust  in  case  of 

raises  a  trust  .... 

takes  a  case  out  of  the  Statute  of  Limitation 
want  of  consideration  shows 
in  deed,  evidence  in  case  of    . 
as  to  incumbrances 
in  concealment  of  title 

deed  ..... 

devise  .... 

Frauds,  Statute  of— growing  trees 
as  to  trusts 
wills 
Fraudulent  conveyance 

whether  a  bar  of  dower 
devise  after 
mortgage  .... 

will,  no  revocation 

Fraudulent  deed,  eflfect  on  devise 

Free  fishery  .... 

Free  negroes  ..... 

Fret  and  common  socage 

Freehold    ...... 

only,  is  subject  of  seizin 

abeyance  of         . 

in  future         .... 

defendant  in  suit  for  dower  must  have  . 

jointure  must  be         . 

not  necessary  to  suit  on  mortgage 

remainder,  what  necessary  to 

water-course  is  a 

deed  necessary  to  transfer 

disclaimer  of  ... 

what  words  in  will  pass 
Freeholder,  whether  mortgagor  is        . 
French  grants,  invalid 
Freely  to  be  enjoyed — words  in  devise  . 
From  is  a  term  of  exclusion 
Funds,  application  of  in  equity 
Furnace,  may  be  removed  by  tenant 
Future  advances,  mortgage  for 

covenants      .... 


i.  382 
i.  382 
i.  388 
i.  388 
i.  543,  562 
i.  568 
i.  581 
ii.  73 
ii.  74 
ii.  3U 

ii.  149 

i.  4 

ii.  4 

ii.  512 

ii.  92 

ii.  142 

ii.  39 

i.  310 
i.  322 
ii.  180 
ii.  292 
ii.  347 
ii.  409 
ii.  428 
ii.  433-9,  n. 
ii.  559 

i.  10 

i.  307,  331 

ii.  517,  532-4,  642 

ii.  447 

i.  123 

ii.  513 

i.  393-6,  420,  468 

ii.  535 

ii.  549 

ii.  14.3,  145 

ii.  197  &n- 

i.  39,  40,n, 

i.  35' 

.   i.  41 

i.  53 

.  i.  53,  293,  297 

i.  142 

i.  164 

.   i.  477,  n. 

i.  534,  538,  539 

.  ii.  98,  1 12 

ii.  279 

ii.  281 

ii.  574-76-77 

i.  404,  460 

i.  37 

i.  622 

;     .    ii.  368 

i.  436-7,  442,  n.,  450-8 

•  .      i.  22 

i.  420 

.  IL  410-15 
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Gambling,  mortgage    . 

consideration    . 
Games,  custom  of 
Garden,  no  way  through   . 
Gate,  across  a  way 

riglit  to  pass,  by  custom 
Gavelkind,  dower  by 

condition  in  case  of 
General  power  in  trust 

and  special  description 
particular  powers 
intent 
wurranty 
words  of  devise 
Generality,  proof  of  fraud 
Gift 

Give,  wliether  a  covenant 
Give  and  grant       .  , 

devise 
Gleaning 
Glebe  rights,  in  Vermont 
Gwrfs,  meaning  of  term  in  devise 
Government  lands,  one  entering  may  sue  for 
Grandson,  covenant  to  stand  seized  for_ 
Grant 

no  forfeiture  by 

and  demise 

conveyance  by,  in  New  York 

by  Legislature,  to  several  parties 

on  sen-shore 

river 
of  common   . 
and  law — distinction 
presumption  of 
way  by 

of  h-anchise,  by  government 
public,  title  by 
meaning  of  term 
clause  of,  in  deed 
and  feoffment 
public,  construction  of 
construction  of 
whether  a  warranty 
covenant 
bargain,  &c,        .  .    - 

and  demise 
is  evidence  of  title 
Great  ponds,  fishery  in 
Green  house,  tenant's  right  to  remove 
Ground  rent 
Growing  trees,  title  to 
fruit 
grass 
Guaranty  lor  rent 
Guardian,  lease  by        . 

wlieiher  liable  for  waste 
liulding  over 
partition  by 


638, 


W. 


i.  46"?,  n. 

.  ii.  436,  n. 

ii.  160,  n- 

ii.  24 

ii.  20-3-6,  n.,  34 

.  ii.  160,  n. 

i.  93,  n- 

i.  387 

ii.  590 

ii.  576  &  n. 

ii.  589 

641,  ii.  563-5,  590 

ii.  383 

ii.  563 

ii.  449 

ii.  313 

ii.  387-8 

ii.  311,  319,  322 

ii.  568 

.  i.  160,  n- 

i.  206,  ii.  242 

ii.  574 

i.  53,  n- 

.  ii.  330,  n" 

ii.  313 

i.  69 

188;  ii.  387-8,  392 

i.  555 

i.  591-25 

ii.  86 

ii.  88,  94 

ii.  70 

ii.  58 

158,  n.,  164,  166 

ii.  13 

ii.  49 

ii.  230 

ii.  222,  313,  341 

ii.  295 

ii.  310-13-14 

ii.  339 

ii.  342 

ii.  387 

ii.  409 

ii.  387 

ii.  387-8 

ii.  430 

ii.  149 

i.  23 

i.  231,  258 

i.  10 

i.  13 

1.  13,  n. 

i.  213 

i.  204 

'  J.  267 

i.  289 

ii.  229 
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Guardian,  deed  of 

covenant  of 

estoppel 

may  avoid  infant's  deed 


ii.  283,  n.,  435,  n.,  500 

.     ii.  412,  n. 

ii.  426 

.     ii.  431,  n. 


H 


Habendum        ..... 

in  ease  of  use   .... 

heirs 
effect  in  joint  tenancy,  &c. 
H(Bres  ji'luciarius  .... 

legitimus  est,  quern  nuptice,  &c. 
Half-blood  .... 

Heir  and  executor — fixtures 

seized  without  entry 

favored  by  the  law 

entry  of,  not  necess'iry  to  dower 

■whether  seized  of  dower  land 

improvements  by,  dower  in  .  : 

assijinment  of  dower  by 

lease  by  .... 

■wiiellier  he  may  sue  for  waste 

■when  a  trustee    .... 

whether  he  can  call  on  the  executor  to  redeem 

of  disseizor,  whetlier  an  entry  may  be  made  on 

■word  used  in  deed    .... 

devise  to  .... 

Heir  apparent,  grant  by    . 

Heir  at  law        ..... 

remainder  to       . 
Seir  male         ..... 
Heirs  males  ..... 

Heirs,  whether  bound  by  warranty 

right  of,  to  estate  pour  autre  vie 

and  widow,  relative  rights  of    . 

rent  reserved  to       . 

or  executors,  reservation  of  rent  to 

word,  whetlier  necessary  in  creating  uses 

possession  of  one,  no  disseizin 

wiiether  conditions  pass  to 

may  always  redeem  a  mortgage 

whetlier  a  nriorfjage  may  pass  to 

descriptio  personce 

limiiaiion  to,  in  ease  of  trustees      .  . 

mny  mean  children 

liability  of  reversion  in  the  hands  of  .    . 

sale  of  expectancy  by    . 

take  an  estnte  in  common 

word,  whether  necessary  for  a  fee  simple 
a  fee  tail 

remainder  to — Shelley^s  Case 

whnt  descends  to  ... 

pHTtition  among 

liniitcition  of  chattel  to         . 

grarit  to  .... 

warranty  in  connection  with 

deed  fraudulent  against 

unrecorded  deed,  good  against 

hold,  subject  to  debts     .  , 

Heirs,  female  of  body  .... 


ii.  294,  338,  348,  351,  n.,  315 
ii.  296 
i.  G20 
i.  661 
j.  290 
ii.  192 
ii.  201-3 
i.  21 
i.  41,  45 
i.  ^S,  n.,  ii.  564 
i.  102 
i.  104 
i.  112 
i.  142,  154,  159 
i.  205 
i.  270 
i.  357 
i.  450 
ii.  155-6,  169  &  n. 
ii.  351 
ii.  558,  510,  609,  n. 

ii.  351 
ii.  351 
i.  526 
i.  526 

i.  6,  19,  634,  ii.  572 

i.  69 

i.  70,  71,  72 

i.  140-1,  155-6,  160 

.  i.  234,  247 

i.  234  6-8 

i.  293-7 

i.  322 

i.  368,  378,  386 

i  3  8 

i.  430 

i.  517,  617 

i.  526 

i.  529 

i.  569,  670&n. 

i.  570 

i.  593 

i.  617,  622 

i  619  634 

i.  641 

ii.  189 

ii.  222 

ii.  337 

ii  351 

ii  380-3 

ii.  436 

ii.  456 

ii.  609  &  n. 

ii.  352 
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Heir-looms        ..... 

destruction  of  .  .  . 

Hereditament,  .... 

not  embraced  by  covenants 
High  water  mark,  way  below 
Highway,  right  to  go  out  of         .  .  . 

whether  an  incumbrance    . 

Highways  ..... 

navigable  rivers  are 

Holding  over  by  tenant,  effect  of 

estate  created  by 
Eolland  Company,  in  Pennsylvania 
Somage  ..... 

Homestead  ..... 

Honorary,  trustee  to  preserve  contingent  remainders 
Hotchpot    ...... 

House  ..... 

Husband,  title  of,  to  wife's  leasehold 
lease  by,  avoided  by  wife    . 
avoiding  by,  of  ante-nuptial  deed 
ante-nuptial  diyed  by,  avoiding  of  . 
deed  of,  to  wife,  whether  fraudulent     . 
devise  by,  to  wife 
Husband  and  wife,  merger  in  case  of 
lease  by     . 
waste,  in  case  of 
trust,  in  case  of     . 
mortgage,  in  case  of 
joint  ownership  of 
words  of  conveyance  to 
Shelley\s   Case,  as  affecting 
limitation,  in  case  of 
mortgage  by 
■  exchange  of   . 
partition  of 

deed  of  .  .  . 

covenant  to  stand  seized  in  case  of 
fine,  &c.,  of,  to  uses     . 
deed  of,  whether  fraudulent 
will  of  .  .  . 

Husbandry,  water-course  in  connection  with 


i.  2 
i.  266 

i.  1 

ii.  406 

ii.  24 

ii.  19 

ii.  413 

ii.  24 

ii.  29,  n.,  92-3 

i.  213,  n.,  214 

i.  287 

ii.  258 

i.  37,  n. 

ii.  355 

i.  549 

ii.  217 

ii.  573-4  &n. 

i.  180 

i.  206 

ii  435 

ii.  436 

ii.  451 

ii.  506 

i.  181 

i.  203,  206 

i.  270-1 

303,  326,  332-3 

i.  447 

575,  580,586-7 

i.  621 

i.  640 

ii.  176 

ii.  287 

ii.  315 

ii.  316 

ii.  320,  498,  n. 

ii.  330 

ii.  335 

ii.  450 

iL  505 

ii.  110-11 


Ice,  right  to  pass  on 

IJ  certum  est,  quod,  &c. 

Idem 

Idiot,  lease  to 

deed  of  .  . 

devise  of 
livery  of 
If,  may  create  a  limitation 
Illegal  condition     . 

consideration     . 
Elegitimate  child,  rights  of 

description  of 
conveyance  for 
devise  to 
Imbecility,  effect  on  deed 


ii.  89 
176,  227,  n,   ii.  358 
ii.338 
i.  208 
ii.  286 
ii.  505 
ii.  312 
ii.  379 
i.  367 
ii.  293,  436 
ii.  192 
ii.  351.  n. 
ii   331 
ii.  506,  570-1 
.  ii.  434  &  n 
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Immobility,  an  element  of  real  estate 

i.  179 

Immoral  consideration  of  deed      ..... 

ii.  436 

Implements  of  trade,  tenant  may  remove 

i.  22 

Implication,  cross-remainders  by               .... 

i.  666 

Implied 

liability  of  assignee  of  lease         .... 

i.  IST 

assignor    ..... 

i.  188 

surrender             ...... 

i.  183 

trusts               ...... 

i.  301,  310 

conditions            .             . 

i.  363 

devise             ...... 

ii.  570 

disability  to  sue,  whether            .... 

ii.  177 

warranty         ...... 

ii.  380 

covenants              ...... 

ii.  385-8 

revocation  of  will       ..... 

ii.  542 

republication        ...... 

ii.  553  &  n.,  555 

Impoterdia  excusat  legem           ..... 

i.  77 

Impossibility  of  issue,  what             ..... 

i.  74 

Impossible,  date  of  lease           ..... 

i.  201 

condition     ...... 

i.  368,  369  n.,  201,  380 

Imprisonment,  what  is  a  disability       .... 

ii.  188 

Improvement,  lands  held  by — dower         .... 

i.  115 

on  public  lands,  what     .... 

ii.  251 

Improvements,  dower  in                ..... 

i.  112 

trustee,  whether  allowed  for    . 

i.  347 

by  mortgagee         ..... 

i.  427 

tenant  for  life           .... 

i.  573 

in  common          .... 

.     i.  597,  n.,  615,  n. 

Inadequate  consideration  of  deed       .... 

ii.  433* 

In  alieno  solo,  profit            ...... 

ii.  161 

Inchoate  rigiit  to  dower      ...... 

i.  118 

Incident  to  reversion,  whether  rent  is              .             .             . 

i.  235,  237 

'                    mortgage,  redemption  is           ...             . 

i.  398,  423 

debt,  mortgage  is   . 

1.431,  434 

Incidents  of  estates             ...... 

.     i.  55.  369 

estate  for  life         . 

i.  65 

years           .            .            .       ■     . 

i.  180 

reversion               ..... 

i.  563,  n. 

Inclusive  or  exclusive,  whether  day  is      . 

i.  201 

Income,  of  land,  not  necessary  for  dower 

i.  112 

devise  of              ...... 

ii.  575 

measure  of  dower       .... 

i.  155 

Incorporeal  hereditament,  equity  of  redemption  is 

i.  462 

reversion  is              .             .             . 

i.  563 

ferry  is              .... 

ii.  39,  n.,  41 

right  of  flowage  is 

ii.  125 

a  subject  of  lease  and  release 

ii.  34 

Incumbrance,  purchased  by  trustee     .            .             .            . 

i.  349  50 

a  highway  is             ....             . 

ii.  413 

Incumbrancer,  may  rerieem  prior  mortgage     . 

i.  416 

whether  party  to  suit  on  mortgage 

.      i.  198,  n. 

Incumbrances,  payment  of,  by  tenant  in  tail  . 

i.  59 

for  life 

i.  66 

covenant  against           .... 

ii.  397,  413 

In  custodia  legis,  seizin       ...... 

i.  540 

Indemnity,  covenant  of,  by  purchaser  of  equity  of  redemption 

i.  454 

Indenture,  and  deed  poll    ...... 

.      i.  221,  n. 

construction  of        . 

ii.  339 

Independent  covenants  in  void  deed         .... 

ii.  419 

Indians,  purchases  from           .            .            . 

i.  38 
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Inevitable  accident,  effect  on  claim  for  rent 
Infamy,  disqualifies  witness  to  will 
Infant,  wiietlier  estopped  .  , 

lease  bf  .  .  . 

to      . 

release  of  dower  by 

assignment  of  dower  by     . 

joiniure  to         . 

liable  for  waste 

trust  in  case  of 

bound  by  condition 

protection  of,  in  case  of  mortgage 

mortgage  of 

joint  tPfiant 

no  presumption  of  grant  against 

disability  of      . 

delivery  of  deed  by 

livery  of  .  .  . 

exchange  of 

fine  of  ... 

warranty  of 

devise  of  .  .  , 

bargain,  &c.,  of 

deed  of 

In  future,  feofifinent 

bargain,  &c.,  and  covenant  to  stand  seized 
Inheritance,  necessary  to  curtesy 
Injunction,  against  suit  for  dower 
waste 
in  case  of  water-course 
In  pari  delicto 
Insanity,  etTect  on  dower 

deed 
Insolvency  of  mortgagor 

partners,  lands  how  disposed  of 
Instantaneous  seizin — dower 

Statute  of  Uses  giv 
Instalments,  mortgage  payable  by 
Insurance,  In  case  of  mortgage 
Intention,  in  deed 

in  case  of  will 
Interest,  payment  of,  by  tenant  for  life 
in  case  of  dower 

jointure 
unity  of,  in  joint  tenancy 
none,  on  an  advancement 
of  witnesses  to  will     . 
Interesse  termini    ■. 
Interlineaticm,  in  deed 

Intermediate  profits,  wliethcr  posthumous  child  has 
Interruption  in  use  of  watercourse 
effect  on  prescription 
Introductory  words  of  will       .  .  .      ■ 

Inlrusinn    ...... 

In'VKntre  mntris,  c\\\\d,  dQ\\se  io' 
Irresistible  force,  loss  of  leased  land  by     . 
Islands,  public  grant  of 

Issue,  ii.  tail,  wiieihrr  fiound  by  contracts  of  ancestor 
a  term  of  limitation 
m!  aiiing  o\\  in  will    . 
failure  o.'j  limitation  upon 


525 


i.  253 

ii.  528 

i.  220 

i.  205 

i.  208 

i.  126,  127 

.      i.  160,  n. 

i.  166,  174 

i.  271 

i.  3:i9 

i.  379 

i.  445 

i.  4';7 

i.  5S3 

ii.  164 

ii.  n  3-4-5 

ii.  302 

ii.  H12 

ii.  315 

ii,  335 

ii   380 

ii.504 

ii.  432 

ii.  432 

ii.  312 

326,  328,  329,  332 

i.  81 

.      i.  147,  n. 

i.  271 

.      i.  103,  n. 

ii.  437 

i.  123 

ii.  434  &  n. 

i.  442 

i.  588,  n. 

i.  105 

i.  294 

.     i.  483,  n. 

i.  434  &  n. 

ii.  330  &  n.,  337 

ii.  539,  562 

i.  66 

i.  169 

i.  575,  581 

ii.  217 

ii.  527-8 

i  177:  ii.  317 

ii.  444  &  n. 

ii.217 

ii.  122 

ii.  163,  167 

ii.  564 

ii.  169  &  n. 

ii.  506 

i.  253 

ii.  269 

i.  60 

ii.  559 

ii    572 

ii.  582 
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Jemima  "Wilkinson,  case  of      . 

i.  315,  n. 

Joining  in  deed  by  wife,  what       .              .             .             . 

i  126 

Joint  tenancy  ...... 

i.  574 

limitation — Shelky's  Case     .             .             .             . 

i.  641 

tenancy,  by  what  words  created 

i.  660-1 

tenants,  &c  ,  lease  by            ...            , 

i.  205 

limitation  against 

ii.  176  &n. 

deed  of        . 

,      ii.  281-2 

no  feoffment  between    . 

.       •     .                ii.  313 

fine,  &c.,  of              .             .             . 

ii.  336 

mortgage  for  several  debts 

.    i.  473,  478,  n. 

trustees         ...... 

i.  345,  352,  354  &n.,  356  &  n. 

and  several,  covenants    .... 

ii.  388 

tenants,  devise  of     . 

ii.  505,  514 

Jointress,  may  redeem             .... 

i.  398 

Jointure     ...... 

i.  163 

Judgment,  for  dower,  vesta  no  title     . 

i.  138 

creditor,  may  redeem  mortgage 

i.  416 

on  mortgage            .... 

i.  443,  474 

upon  usurious  contract,  mortgage  for 

i.  467 

airainst  one  joint  tenant,  who  dies 

i.  581 

for  partition,  effect  of               .             .             . 

.      i.  606,  u. 

price  of  land,  amounts  to  delivery  of  deed 

ii.  302 

is  an  incuynbrance 

ii.  414 

not  docketed,  postponed  to  deed 

ii.  456 

Jam  ei  cfeyure  presumption 

ii.  2 

stisina  conjunctio          .... 

ii.  156 

Jus  accrescendi        ..... 

i.  576 

possessionis              .              .              .             •              . 

ii.  155 

propridatis       ..... 

ii.  156 

Justice  of  the  peace,  acknowledgment  of  deed  by,  out  o 

■■  his  county            .                ii.  460 

Key,  delivery  of,  whether  a  surrender 
Keys,  pass  with  house 
King,  source  of  title 

wiiether  seized  to  uses    . 

may  be  trustee 

no  prescription  against  . 


i.  184 

i.  2 

i.  37 

i.  294 

i.  357 

ii.  178 

.  36,  n 


Labor,  rent  payable  in      . 
Laches,  of  feme  covert 

none  in  government 
Land,  what  it  includes 

whether  it  includes  water  privilege 
title  by  prescription  applies  to  . 
meaning  of  term 
not  appurtenant  to  land 
Landing-place  of  ferry — {See  Ferey.) 
Language,  deed  may  be  in  any 

of  devise,  how  construed    . 
Landlord  and  tenant — fixtures 

and  cropper    .  .  . 


42 


.      i.  227,  n. 

i. 

167 

ii. 

178 

i.  3 

ii. 

100 

ii. 

158 

ii.  350-7, 

391 

ii. 

357 

ii. 

294 

ii. 

563 

. 

.  22 

I  200,  n. 
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Lands,  tenements,  &c. 

or  tenements 
Land  warrant,  an  hereditament     . 
Lapping  of  grant,  &c.  . 
Lapse  of  time,  foreclosure  by 
Lapsing  of  devise 
Last  seized,  doc'         of 
Latent  arabig-  .  .  . 

Laying  out  c  .private  ways 
Lease    ..... 
for  life,  whether  dower  in  case  of 
by  parish  .... 
entry  in  case  of 
wife  may  join  in    . 
none,  of  dower,  before  assignment 
dower  in  case  of  . 
assignment  of 
meaning  of  term    . 
no  resulting  trust  in  case  of  . 
renewal  of,  by  trustee 
repugnant  condition  in 
conditions  in,  against  assignment 
forfeiture  of    . 
by  mortgagee  to  mortgagor 
mortgagor 

to  mortgagee 
by  mortgagee 

whether  remainder  defeated  by    . 
by  joint  tenant 
whether  it  creates  a  reversion 
by  tenant  in  common 
limitation  in  case  of 
of  infant 
alien  may  take 
and  release    . 

may  operate  as  grant 
instrument  of,  who  may  claim 
warranty  in,  is  a  covenant 
covenants  in — [See  Covenants.) 
assignment  of,  covenants  in    . 
renewal  of  .  .  . 

for  illegal  object 
devise  ol]  surrender  revokes 
Leasehold,  dower  in 

mortgage    . 
devise  of 
Leasing,  condition  against 
Leaving  of  husband  by  wife,  bars  dower 
Legal  right,  and  equity  of  redemption — distinction 

and  equitable  estate — Shelley^s  Case 
Legacy  and  condition,  distinction 
charged  on  lauds    . 
may  pass  lauds 
Legitimum  matrimonium  quoad  dotein 
Legislature,  grant  by,  creates  tenancy  in 
may  be  estopped 
authority  of^  over  deeds    . 
Lessee  or  servant,  whetlier 

of  mortgagor,  has  no  emblements 
Let,  meaning  of  term 
Levy  of  execution,  gives  seizin 

upon  equity  of  redemption 


i.  41 


1,  615,  ii.  573 
ii.  531 
i.  1 
i.  43  n. 
i.  481 
ii.  559 
ii.  189 
ii.  345-6 
ii.  22 
i.  192 
i.  192 
i.  54  n. 

i.  n 

i.  127 
i.  140 
i.  154 
i.  185 

i.  193,  201 
i.  320 

i.  322,  349 
a.  369 

i.  371,  383 
i.  384 

i.  406,  407 
i.  408 

i.  411,  436 

2,  436,  446 
i.  546 
i.  581 
i.  563 
i.  596 
ii.  172 
ii  285 
ii.  288,  n. 
ii.  333 
ii.  341 
ii.  358.  n. 
ii.  380 

ii.  400 

213,  ii.  401 

ii.  37,  n. 

ii.  551 

i.  117 

i.  392-3 

ii.  574-7 

i.  55 

i.  100 

i.  392 

i.  643 

i,  383 

ii.  532-7 

ii.  575 

i.  97 

i.  591 

ii.  420 

ii.  430 

i.  193 

i.  411 

i.  194,  n. 

i.  41,  n. 

i.  459 
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Levy  of  execution,  against  tenant  in  couimoa 
way  created  by 

Lex  loci,  &c.      .... 
Libera  jiiscaria       .... 

License  .... 

in  case  of  watercourse 
and  easenaent  compared 
parol  release  of  way  is  a     . 
lor  passage 

ferry      .  .  •  • 

as  to  lights 
Lie  in  grant  .... 

Lien  of  vendor,  dower  in  case  of 

judgment,  in  case  of  entailment     . 
in  case  of  jointure 
for  rent  .  .  • 

of  tenant  .  •  • 

and  implied  trust,  distinction 
for  contribution,  in  case  of  moitgage 
of  judgment  .... 
between  tenants  in  common 
Life  estate  .... 

II        curtesy  in  case  of 
tenant  for,  lease  by     . 
lease,  rent  in  case  of 
tenant  for,  whetiier  liable  for  waste 
devise  for,  when  it  creates  a  fee 

an  estate  tail 

Lights  .  .  .  • 

Limitation  and  condition — distinction  . 
in  case  of  dower 

mortgage    . 
trust 
of  action  for  land   . 
and  prescription,  correspond 
Statutes  of 
habendum  is  a   , 
between  joint  tenants,  &c 
Lineal  consanguinity 

warranty  .... 

Livery  of  seizin  .... 

whether  necessary  to  a  freehold 
effect  of,  as  to  forfeiture 
unnecessary  to  dcjwer 
registry  is  a  substitute  for 

Local  usage,  effect  on  waste 

custom  is  .  .  . 

Lord  of  manor — fishery 

Proprietary  of  Maryland 
Lost  grant  and  prescription 
will,  effect  of        . 

Ciiancery  may  set  up 
Lucid  interval,  proof  of 
Lunatic,  deed  of     .  ... 

fine,  &c.,  of  . 


i,  594 

ii.  15 

ii.  533  &  n. 

ii.  143 

i.  222 

.       ii.  120-5 

ii.  4 

ii.  13 

ii.  36 

.  ii.  39,  43-4 

ii-  80 

ii.  313 

i.  106 

i.  61 

i.  167 

i.  229 

i.  230,  n. 

1.311,  314-15 

i.  418-19 

ii.  601 

i.  597,  n. 

i.  64 

i.  78 

i.  204,  206,  257 

235,  238  &  n.,  239  &  n. 

i.  267,  269,  271 

i.  623 

i.  637 

ii.  75 

i.  64,  80,  207,  241-2,  390,  670 
i.  152 
i.  423,  433 
i.  313,  334,  335,  336 
ii.  156 
ii.  166 
ii.  167 
ii.  377 
i.  600,  601 
ii.  192 
ii.  381 
ii.  310 
.      i.  35,  41 
i.  69 
i.  161 
ii.  456 

i,  262 
ii.  160 

.    ii.  144,  n. 

ii.  247 

ii.  163 

ii.  536  &  n. 

.  ii.  536,  n. 
ii.  434 

ii.  286,  434 
ii.  335 


Td 


Machinery  of  factory,  title  to 
Mufjistrate,  what 


i.  20,  n.,  21  &  n.,  22 
ii.  456 
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Magna  Charta,  as  to  dower  .... 

i.  115 

fishery        .... 

ii.  147 

liability  of  lands  for  debts 

ii.  601 

Maintenance         ...... 

.    ii.  317,  437 

Mala  grammatica  non  vitiat  .... 

ii.  388 

Male  children,  devise  to               .... 

i.  636 

Manure,  title  to         . 

i.l8,279&n.,ii.  356 

Map  referred  to  in  deed  .             .             .            ,             , 

ii.  366 

Market-overt ...... 

ii.  313 

Marriage,  necessary  to  curtesy  .... 

i.  76 

articles,  Shelley's   Case 

i.  644 

cross  remainders 

i.  664 

effect  of,  on  children  previously  born        .            . 

ii.  194 

contract  of  infant         .... 

.    ii.  285,  286 

consideration  of    . 

.   ii.  290,  327,  330 

revocation  of  will  by  . 

ii.  542 

Married  woman,  deed  of      . 

.     ii.  287,  498,  n. 

to             ...            . 

ii.  288 

{See  Husband  and  Wife.) 

whether  estopped    . 

ii.  420,  n.,  425,  n. 

Marshalling  of  assets     .              .... 

ii.  515,  609  &  n. 

Meadows        ...... 

ii.  356 

Mechanics'  lien  ...... 

i.  500 

on  fixtures 

i.  28 

Memory  of  man  ...... 

,    ii.  162,  166 

Merger,  none  of  estate  tail   .             .             .             .             . 

i.  60 

of  life-estate        .             .             ,            .             . 

i.  60 

of  estate  pour  autre  vie        .            .            .            . 

i.  65 

terra    ...... 

i.  181 

in  case  of  mortgage            .            .            ,            . 

i.  444.  447,  448 

uses  ..... 

.       '       i.  296 

trust         .             ,            .             . 

333 

remainder            .              .              .             . 

i.  544 

joint  tenancy 

i.  582 

by  surrender             .... 

.      i.  182,  ii.  320 

Merumjtis,          ...... 

ii.  156 

Messuage       ....... 

i.  141,  574 

Metes  and  bounds,  tenant  in  common  cannot  convey  by 

i.  593 

Mill,  wliat  passes  with          .             .             .             i.  26  &  n 

.,  ii.  113,  114  &n.,  357  &  n.,  358 

dower  in     . 

.      i.  115,  154 

partition  in  case  of       . 

i.  608,  n. 

Mills,  &c.             ...... 

ii.  98 

in  connection  with  highways 

ii.  26 

Mill  owner  and  riparian  proprietor 

ii.  100 

Mill  site,  ceases  with  mill      .              ,             .             .              , 

ii.  98 

what     ...... 

ii.  118,  119,  126,  340 

Mine,  under  highway             .             -             ,             .             . 

ii.  25 

Mines,  ownership  of        ..... 

i.  8 

Ministry,  conveyance  for       . 

ii.  242 

Misnomer,  in  patent         ..... 

ii.  276 

Misrecital  in  deed      ...... 

ii.  353 

Misrepresentation  by  mortgagee 

1.  470 

Mistake,  limitation  in  case  of            ...             . 

ii.  180 

in  deed  ...... 

ii.  347 

attestation  of  deed  .            .             .             .             . 

ii.  309 

devise    ...... 

ii.  563,  n. 

cancelling  of  will    ..... 

ii.  539  &  n. 

Mitter  V  estate — release     ..... 

ii.  316 

droit             ...... 

ii.  316,  336 

Modus,  &c.,  vincunt  legem            .... 

i.  55 
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Jloney,  to  be  laid  out  in  land 

whether  ownership  of,  raises  an  implied  trust 
Monopoly,  ferry  riglit  is  not 

{See  Charles  Riveb,  &c.) 
Month     ...... 

Monuments  in  deed  ..... 

Moral  consideration 
More  or  less,  in  deed 
Mortgage  .... 

fixtures  in  case  of 

effect  of,  on  dower 

eviction  of  tenant  under  . 

tender  discharges 

mechanics'  lien  in  case  of 

whether  joint  tenancy  in  case  of 

partition  in  case  of 

by  iiusband  and  wife 

limitation  in  case  of  . 

whether  devise  of  debt  passes 

devise  of    . 

lease  in  case  of  ....  . 

covenants  in  .  .  .  *  . 

eviction  under  •  •  .  .  . 

covenant  of  seizin  broken  by 

by  covenantee,  does  not  prevent  a  suit  on  covenants 

an  incumbrance      ..... 

estoppel  by       . 

whether  assignable,  in  case  of  adverse  possession 

Mortgagee,  has  no  emblements     .  .  .  .  . 

may  sue  on  covenants  to  mortgagor 

when  estopped  .  .  .  .  . 

Mortmain,  condition  against    .  ^  .  .  • 

devise  in  .....  . 

Movable  freehold — sea-shore      .  .  .  .  - 


i.  30,  329 

.      i.  312,  360 

ii.  41 

i.  176 

ii.  363  &  n. 

ii.  290 

ii.  369 

i.  391 

i.  27.  28 

i.  144,  n.,  159 

i.  250,  251 

i.  380 

i.  508,  n. 

.       i.  565,  574 

i.  605,  n. 

ii.  287 

ii.  172 

ii.  532 

ii.  578 

i.  408,  ii.  393 

i.  397.  ii  398 

i,  250-1,  ii.  405 

ii.  408 

ii.  411 

ii.  413,  n. 

ii.  421 

ii.  440 

i.  407 

ii.  411 

i.  470,  ii.  428.  n. 

i.  55.  370 

ii.  507 

ii.  87 


W 


Name,  devise  to  those  bearing  a  . 
Names  of  parties  to  deed 

property  conveyed 
Native  citizen,  who  is  .  •  . 

Natural  and  civil  death,  distinction,  as  to  dow«r 
streams  only,  subject  to  flowage  acts 
right,  descent  is  not 
Naturalized  citizen,  who  is 
Naturalization 
Navigable  streams  are  highways 

water,  grant  on 

river,  what 

fishery  in 
Nearest  relation 
Necessity,  way  by 

landing-place  by 
Negroes     . 

Nemo  potest  in  alium,  &c. 
Nemo  est  hceres,  &c. 
Nemo  potest  esse  et  dominus,  &c. 
Next  of  kin 


ii.  573 

ii.  350 

ii.  370 

ii.  196 

i.  108 

ii    132 

ii.  189 

ii.  197 

i  109-10;  li.  197,  200 

ii.  29,  n!,  92-3 

ii   97 

ii.  87-8,  95,  145 

ii.  151 

ii.  572 

.      ii.  14,  20 

ii.  45 

ii.  191 

ii.  313 

i.  515,  643,  571 

i.  181 

ii.  202 
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Next  heir  male 

Non  comj)os,  deed  of 

Non-user  of  way  .... 

common 

prescriptive  right 
easement 
Northwest  Territory,  Ordinance  for     , 
Note  and  morto;age  pass  together 
Notice,  of  assignment  of  reversion 

to  quit,  to  tenant  at  will,  &c. 
of  use  or  trust,  to  purchaser  . 
to  prevent  prescriptive  right 
quit,  mortgagor  not  entitled  to 
warrantor  .... 

of  incumbrance,  by  vendee     . 

unrecorded  deed — See  Registry,  &c.) 
Nuisance  by  landlord,  whether  an  eviction  of  tlje  tenant 
in  case  of  fairs    .... 

no  prescription  for    . 
Nullius  films  ..... 

Nullum  Ttmpus,  &c.      ..... 

Nursery,  fixtures  in  case  of  .  *  . 

O 

Obligation  of  contract —(.S'fe  Charles  River  Bridge,  &c 
Obstruction  of  way,  effect  on  right 
what  is 
highway 
fish 

easement 
Occupation  ways  .... 

Occupancy — estate  pour  autre  vie 
necessary  to  lights 
explanation  o(  deed   by  . 
Office,  for  breach  of  condition 
Offices  .  .  .  ... 

Officer,  deed  of      . 

covenants  of   . 
Once  a  mortgage,  always,  &c. 
Opening  of  estates,  in  case  of  remainder 

Or 

Ordinance,  North  "Western 

colonial,  as  to  sea-shore 
Ornament,  ai  tides  of,  a  tenant  may  remove    . 
Orphan's  Court — dower     . 
Ouster,  in  case  of  warranty 

of  mortgagee,  sale  of  equity  is  not 
what  is,  between  tenants  iu  common 
Out  of  State  .... 

Owner,  who  is  .... 

of  easement,  not  owner  of  soil 
mortgagor  is    . 
Ownership,  seizin  is 
Oysters,  title  to  ...  . 


i.  279,  n.,  281-2, 


i.  64T 

11.  435 

ii.  12 

.      ii.  70,  n. 

ii.  165 

ii  3 

i.  96,  ii.  92 

i.  431-2,  &  n, 

i.  190 

283  &  n.,  284,  287 

i.  339-40 

ii.  167 

i.  407  9 

ii.  404 

ii.  418 

i.  253 
ii.  68 
ii.  163 
ii.  192 
ii.  178 
,     i.  23  &  n- 


ii.  11,  12 
ii.  20 
ii.  37,  38  &  n. 
ii.  145,  150 
ii.  3,  n.,  4 
ii.  8,  n. 
i.  171 
ii.  79 
ii.  345,  365 
i.  384 
ii.  75 
ii.  318 
ii.  318,  409 
i.  398 
i.  527,  540 
ii.  565 
i.  96,  ii.  92 
ii.  93 
i.  23 
i.  148 
ii.  404 
i.  462 
i.  599,  600 
ii.  187 
i.  34  &  n.  209 
ii  25 
i.  405,  460 
i.  42 
ii.  144,  151-2  &sequ. 


Parceners,  common  in  case  of 
partition  between  . 


ii.  70 
ii.  381 
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Pares  curice  .... 

Parish,  title  of 

devise  to    . 
Parishioners,  whether  witnesses  to  will 
Parol  license  to  quit,  by  landlord 
assignment  of  dower 
demand  of  dower     . 
lea^       .  .  ■  • 

{See  Estate  at  Will.) 
evidence,  in  case  of  lease     . 
as  to  resulting  use 
trusts 

release  of  way   . 
license  as  to  water-course    . 
evidence  as  to  consideration 

mortgage 
partition 
license 

evidence,   as  to  delivery  of  deed 
deed 
name 
will 
revocation 
Parson,  whether  he  has  emblements 

waste  by  .  .  . 

Parsonage,  abeyance  in  case  of 
Partial  dedication  of  way 

revocation 
Particular  direction,  way  must  tee  in 

Parties  to  deed 

suit  on  mortgage 

Partition,  deed  of     . 

dower  in  case  of 

whetlier  dowress  may  claim 

warranty  in 

among  heirs 

of  joint  tenants 
parceners 

tenants  in  common 
effect  on  will 

Partner,  of  lessee,  whether  lessor  is 
purchase  of  land  by 
a  trustee  for  tlie  firm 

Partners,  title  ofj  to  land 

Party  walls 

Passage  ways  for  fish 

Pastures 

Patent,  whether  it  gives  seizin 

for  fair,  &c. 

title  by 

and  grant 

ambiguity 

Payment  of  mortgage     . 

Pecuniary  consideration,  when  necessary 

Ptndente  lite,  waste 

Per  claim 

claim  of  dower  is     . ' 

in  case  of  use 
Performance  of  condition 
Per  my  ttper  tout 


.  ii.  313,  n. 
.  .  i.  54 
ii.  501 
ii.  529 
i.  184 
i.  159 
i.  146 
i.  193,  285 

i.  219 

i.  299 

i.  307,  313,  324-5,  ii.  452 

ii.  13 

ii.  120 

ii.  291,  325,  40S.  417,  418 

i.  396,  402,  n.,  406 

ii.  343,  n, 

ii.  4 

ii.  307 

ii.  342,  359.  360 

ii.  351 

504  7,  n.,  543,  562,  n.,  571  &  n. 
ii.  534  8,  544  &  n.,  545,  n. 
i.  14 
i.  267-8  &  n, 
i.  54 
ii.  36 
ii.  540,  550 
ii.  8,  19 
281,  353,  498,  n. 
i.  436,  n.  478 
ii  315 
i.  155-6 
i.  138,  148 
ii.  381 
ii.  222 
i.  584 
ii.  381 
i.  603 
ii.  550 

i.  199 

i.  315 

i.  322 

i.  578,  n. 

ii.  81-5 

ii.  145 

ii.  356 

1.  41-2 

ii.  68 

ii  30 

ii  313 

ii.  345 

i.  439,  47  2-4-5 
ii.  325,  334 
i.  272 
i.  388 
i.  161 
i.  291 
i.  377 
i.  576  584  597  ;  ii.  313 
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Per  stirpes 

cajnta     .... 
Permissive  use 

waste 
Pernancy  of -profits,  incident  of  trust 

use 
Perpetual  lease 
Perpetuities 
Perrin  v.  Blake 
Personal  property,  building  may  be 

when  rent  is 
right  of  way 

a7id  que  estate  prescription 
security,  in  case  of  mortgage 
mortgagee's  interest  is 
estate,  applied  to  mortgage 
charge  on  devisee 

Personal  covenants 

estates,  devise  of 

Petition  for  dower     . 

Piscary,  common  of 

Place  of  performing  condition 

Plan,  reference  to  street,  upon    . 

Plantation,  devise  of 


Poisouini 


of  stream 
fish 


Pond,  boundary  upon     . 
Ponds,  fishery,  &c.,  in 
Pool,  suit  lies  for 

grant  of 
Positive  and  negative  prescription 
Possession  and  seizin  ;  distinction 
cestui  que  use  has  actual 
first  stage  of  title 
of  mortgagor,  agreement  for 
unity  of,  in  joint  tenancy 
co-parcenary 
of  one  joint  tenant,  &c. 
covenant  for  quiet  enjoyment  relates  to 

of  warranty 
of  grantor,  after  deed,  whether  fraudulent 
whether  notice  of  unrecorded  deed ;  {See  Registration, 
Possessio  fratris  ...... 

Possibility  and  estate  ;   distinction     . 

of  inheriting,  sufficient  for  curtesy 
in  case  of  abeyance 
and  contingent  interest ;  distinction 
no  grant  of  . 

and  executory  devise  ;  distinction 
Post  claim  ..... 

Posthumous  child,  descent  to       . 

.  remainder  to      . 

Pour  autre  vie,  estate       ..... 

no  dower  in     . 

in  rent        .... 

trustees  for  remainders  are  tenants,  when 
estate,  devisable 
Power  and  right;  distinction 

lease  under  .  •  .  •  • 

of  mortgagee  to  sell    .... 


ii.  201-3 
ii.  203,  558,  n. 
ii.  21,  37,  158 
212,  n.,  261,  272,   282 

i.  337 
i.  291 

.  i.  214 

*.  580,  620 

i.  655 

.     i.  6 

i.  237 

ii.    17 

ii.  162-5 

i.  397,  402 

.      i.  405,  429 

i.  433 

i.  630 

ii.  390,  410-12 

ii.  574 

i.  150 

ii.  70 

i.  378 

ii.  32,  n.,  35,  n. 

ii.  574,  n. 

ii.  104-7 
ii.  153  &  sequ. 
ii.  97,  346,  357,  n.,  367-8 
ii.  149 
ii.  98 
ii.  356 
ii.  160-7 
177;   ii.  394 
i.  296 
ii.  155 
i.  406 
i.  575-6 
i.  584 
i.  599 
ii.  396 
ii.  375 
ii.  449  &  n. 


&C 


ii.  190 

i.  34 

i.  79 

i.  554 

i.  570 

ii.  314-17 

ii.  579 

i.  388 

ii.  216 

i.  537 

i.  64,  70 

i.  117 

i.  247 

i.  552 

ii.  511 

i  86 

i.  235-8 

i.  403,  428 
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Power  to  sell,  in  devise  for  life    . 

ftmt  covtrt 
Powers  ..... 
Pray  in  aid,  tenant  for  life  may 
Prayer  in  aid     .... 
Precedent  and  subsequent  conditions 
Pre-enjption  right,  of  mortgagor 
Premises        .... 
Prerogative  Court;  dower 

Prescription,  way  by 

for  water-course 

title  by 
Presence  of  testator 
Present  covenants 

Presumption  of  death    . 

lease 
Presumption  of  conveyance  by  trustee 
grant  of  way 
in  case  of  lights 
of  grant 
none  for  common  privilege 

against  infants.  &c. 
of  grant,  and  prescription 
performance  of  condition 
payment  of  mortgage 
partition 
from  use  of  easement 

disuse 
of  revocation  of  will 
livery  . 
Pretended  title,  sale  of 
Primogeniture 

Prior  occupancy  of  water-course    . 
Private  examination  of  wife     . 
pass-ways 

paths    .... 
property,  protection  of 
ways 
Privies,  rent  must  be  reserved  to 
bound  by  estoppel 

Privileges,  &c. 

whether  way  passes  as 

Privity,  in  case  of  lease 

use 

release 

surrender 
in  relation  to  covenants 
of  contract 

Probate  Court — dower 

of  will 
Produce,  reservation  of  rent  in 
Profit,  grant  of  .  .  . 

Profits  intermediate,  posthumous  child  has 
Prohibition  of  waste 

Property,  ferry  is  ... 

Proprietors,  of  common  lands 

may  convey  by  vote 
Prostitution,  deed  for 
I^rovision,  jointure  is  a       . 


i.  622 

ii.  505 

ii.  588 

i.  66 

ii.  404,  n. 

i.  366,  373,  404 

i.  461 

ii.  349,  375 

i.  148 

ii.  10 

,     ii.  105,  127 

ii.  157 

ii.  524 

ii.  410 

i.  72,  108 

i.  194 

L  334-5 

ii.  10 

ii.  76 

ii.84,  158-59 

ii.  164 

ii.  164 

.     ii.  165-66 

i.  389,  n. 

.      i.  434,  n. 

ii.  343,  n. 

ii.  2 

ii.  3 

.     ii.  543-44 

ii.  312 

ii.  437 

ii.201 

ii.  108,  132 

;8,  89,  90,  125 

ii.  22 

ii.  22 

ii.  49 

ii.  7 

i.  234 

ii.  421 

ii.  356  &  n. 

ii.  17,  21 

i.  185 

i.  291 

ii.  316 

ii.  321 

).,  393,  411 

185,  ii.  393 

i.  148 

ii.  502 

i.  227 

ii.  356 

i.  537-8 

i.  267 

ii.  41 

ii.  72 

ii.  237 

ii.  437 

i.  166 


ii.  392, 
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Public  ways  .... 

streams  are 
and  private  grants,  construction  of 
domain        ..... 
conveyance,  by  attorney 
rights,  no  prescription  against 
Publication  of  will         .... 
Purchase,  seizin  by,  and  by  law 

by  landlord,  &v.,  effect  on  rent 
money,  payment  of;  resulting  trust 
by  trustee 
money,  lien  for 
and  limitation,  words  of 
whether  a  revocation  of  will     . 
Purchaser,  when  tenant  at  will 

improvements  by,  no  dower  in 
jointress  is  ... 

of  term,  not  bound  for  application  of  purchase-money 
widow  is,  when 
witii  notice,  is  a  trustee 
whether  bound  by  trust 
Purchasers,  fraud  against 

heirs,  when  , 

issue,  when 


ii.  10,  n, 

.      .      « 

.   ii.  88,  92 

ii.  58 

ii.  230 

. 

ii.  283 

ii.  3 

. 

ii.  529 

i.  46 

i.  256,  258 

. 

.   i.  311-12 

.  i.  348,  ii.  434 

.  i.  492,  499 

ii.  377 

ii  545 

. 

i.  47  &  n- 

i.  113 

i.  168 

e-money 

i.  180 

i.  132 

i.  322 

i.  339-40 

. 

ii.  448 

. 

ii.  589 

.  ii.  559,  n. 

Qualifications  of  one  covenant  in  deed,  whether  they  embrace  others 
Qualified  fees  ....... 

dower  in  .  .  , 

dedication  of  way 

fee,  no  reversion  on 

republication  of  will 
Qualities  of  uses,  not  affected  by  Statute  of  Uses 
Quality  of  e.ttates  .... 

Quantity  of  estates,       .... 
Quantum  meruit  for  rent,  in  case  of  eviction 
Quarantine        ..... 
Quarry,  dower  in  .... 

Que  estate,  prescription 
Qui  prior  in  tempore,  &c.  .       . 

Quia  emptores,  statute  .  .  .  .  .  i.  39,  n., 

Quiet  enjoyment,  covenant  for        .  .  .  i.  209,  ii.  394,  u.. 

Quit  ..... 

Quit-claim  deed  .  .  .  i.  441,  n.,  ii.  290,  318,  379, 

Quit-rent  ..... 

Quo  warranto,  for  breach  of  condition 


ii.  393 

i.  56 

i.  116 

ii.  36 

i.  563 

.     ii.  553,  u. 

i.  297 

.     i.  34,  543 

i.  34,  543 

i.  250-1 

i.  96,  141-46 

i.  110 

ii.  162-65 

.  i.  408,  432 

231,  ii.  290,  380 

396,408,  n.,  413 

ii.  303 

392,  n.,  399,  423 

i.  231 

i.  384 


Rasure  of  deed 
Rationaldle  estoverium,  &c. 
Real,  mortgagor's  interest  ia 

action  .... 

covenants 

property,  what 

action,  wiiether  it  lies  for  a  building 

estate,  descends  to  heir 


ii.  442 

i.  140 

i.  404-5 

ii.  156 

ii.  390,  410 

i.  21 

i.  8 

ii.  189 


GENEEAL  INDEX. 


667 


Real  estate,  whether  way  is 
Beasonable,  prescription  must  be 
Rthutter  ... 

Recital 

words  of,  in  devise 

Recommendation,  in  devise 
Reconciliation,  effect  on  curtsey 
dower 
Record,  matter  of,  no  prescription  for 

discharge  of  mortgage  upon 
StdJendum,  in  deed 
Redemption  of  mortgage,  by  whom 
Reference,  words  of  in  deed     . 
devise 
Regia  via  .... 

Registration 

and  livery,  compared 
of  lease 

defeasance 
unnecessary  between  parties 
of  executor's  deed 

iJeZaft'ow,  of  assignment  of  dower 
estate  for  years 

notice  of  assignment  of  reversion 
entry  for  conditions  broken 
in  case  of  postliumous  child 
of  probate  of  will 

execution  of  power    . 
Relations,  devise  to       . 

appointment  to 
Release,  deed  of         ...  , 

may  operate  as  grant 
of  dower 

can  operate  only  as  such 
before  assignment 
by  one  trustee     . 
of  way,  parol 
condition 

part  of  land  mortgaged     . 
between  joint  tenants     . 
of  easement,  presumption  of 
Relief,  Chancery,  in  case  of  dower 
Remainder       .... 
partition  of      . 
when  construed  as  reversion 
joint  tenancy  in 
-man,  bound  by  covenants 
of  my  efifects,  &c.,  devise  of    . 
Remedy  and  right — distinction 

in  case  of  mortgage 
Remitter 

does  not  restore  dower 
Remote  contingency  of  remainder 
Renewal  leases 
of  lease 

by  trustee 
covenants  for 
Rent  .... 

servict 
charge 


ii.  7 

ii. 

163 

IL  157.  n.,  420, 

438 

ii.  334,  353,  4'21-6-'J 

ii. 

567 

ii. 
i. 

567 
.82 
100 

ii. 
i. 

162 
440 

ii. 
i. 

294 
416 

i.  619,  ii. 
i. 

359 
625 
ii.  8 

ii- 
i. 

459 
169 

.  i.  201, 
i. 

213 
395 

ii.  310, 

395 

ii.  500,  n. 

i. 

161 

i 

178 

i 

190 

i. 

38S 

i 

538 

ii 

5n3 

ii 

598 

ii 

572 

ii 

600 

ii 

316 

ii 
i 
i 
i 
i 

i 

341 
125 
128 
139 
354 
i.  13 
389 

i 
i 

i 
i 

441 
583 
ii.  3 
146 
494 

ii 
i 
i 

223 
564 

.  574 

ii 

385 

ii 

575 

ii.  167-8 

i 

471 

ii 
i 

i 

156 

117 

.  530 

i.  68 

i.  213.  41 

2,  n. 

.  i.  322 

349 

.  i.  213,  ii 

i 

.  401 
226 

i.  2H1-3-9 

. 

.  i.  231 

,  243 
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Rent  seek          ....... 

.    i.  187,  n.,  231 

dower  in        .....              . 

i.  127 

covenant  for,  to  widow                .... 

i.  140 

in  advance     ...... 

i.  J90-1 

not  necessary  to  lease      ..... 

i.  193,  n. 

acceptance  of,  effect  on  condition 

.  i.  207-8,  210-12-13 

in  arrear,  a  chose  in  action            .... 

i.  236 

in  case  of  murtgajre                .... 

i.  410 

incident  to  reversion        ..... 

i.  563.  n. 

on  burgain  and  sale               .... 

ii.  326 

created  by  covenant  to  stand,  &c. 

ii.  332 

parol  evidence  as  to 

ii.  342 

devisable               ...... 

ii.  484 

Rents,  assignment  of|  for  dower 

.    i.  155,  159 

wlietlier  within  Statute  of  Limitations 

ii.  177-8 

and  profits,  mortgagee  must  account  for 

i.  426 

remedy  for,  between  joint  tenants,  &c. 

i.  596-7 

devise  of    . 

ii.  574 

Repairs,   covenant  for               ..... 

i.  210 

by  trustee           .             •             .             .             . 

i.  347 

of  way           ...... 

ii   19 

by  mortgagor     ..... 

i.  408 

mortgHgee             ..... 

i.  427 

tenant  in  common     .... 

.       i.  597,  n. 

Replevin,  for  fixtures               .             .             .             .  '          . 

i.  19 

Representation  in  descent              .... 

ii.  202 

Repugnant  clauses  in  devise                .... 

ii.  566 

conditions,  &c.              .... 

i.  55  &  n.,  369  &  n.,  531 

clauses  in  deed                   .... 

ii.  338-9,  372-3-6 

Republication  of  devise                  .... 

.  ii.  534,  553 

Reputation  and  prescription                 .... 

ii.  158,  n. 

Reservation  of  rent,  from  what 

i.  232 

to  wliora               .... 

.    .               i.  233 

of^  and  contract  for,  rent — distinction 

i.  233-5 

for  mill       .             .             .... 

ii   118 

in  grant  of  water-course 

ii.  118,  n,  127 

and  condition — distinction 

i.  367 

in  deed            ..... 

ii.  373 

Reservoir,  for  mill        ...... 

i.  102,  n. 

Residuary  devise                ..... 

.     ii.  609,  n. 

devisee,  does  not  take  lapsed  devise 

ii.  560 

may  enforce  a  condition 

.      i.  368,  n. 

Residue,  devise  of        .....            . 

ii.  575-6 

Resolve  of  Legislature,  estoppel  by 

ii.  420 

Restraint  of  marriage               ..... 

i.  373 

i?e*fe,  in  case  of  mortgage              .... 

.    i.  428  &  n. 

Resulting  use                ...... 

i.  297,  539 

trust                   ..... 

i.  310 

Retrospective  statute — {See  Charles  River  Bridge,  &c.) 

Reversion         ....... 

i.  563 

assignment  of                .... 

i.  190,  386-7 

rent  passes  with                   .... 

i.  234-5 

whettier  subject  to  curtesy 

i.  77-8 

dower 

i.  103 

partition 

ii.  224 

remainder  construed  as       . 

i.  564 

devise  of           ....            . 

ii.  578 

Reversioner,  action  by             ..... 

i.  180,  n.,  564,  ii.  81,  n. 

suit  for  waste  by       . 

i.  269 

not  witiiin  Statute  of  Limitations 

ii.  170-5 

whether  seized          .... 

ii.  189,  190-1-2 
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Reversionary  estates,  devise  of  .  .  . 

Revival  of  right  of  way 

Revocation,  of  license  .... 

of  devise         .... 

power  of  .... 

Bien-passa,  &c. — estoppel 
Bight  and  power,  distinction 

in  action,  dower  is,  when 

to  stream,  violation  of,  whether  actionable 

of  possession  .... 

property  .  .  .  •  • 

and  remedy,  distinction 
enjoyment  of,  gives  no  prescriptive  title 
to  convey,  covenant  of         .  .  .       _ 

of  entry,  whether  sufficient  for  covenant  of  seizin 
devisable 
Riparian  proprietor— (iSfee  Rivers,  Fishery,  Mills.) 
River,  grant  of      . 

meaning  of  term  .  .  .  • 

Rivers,  &c.  ..... 

Root  of  tree,  extending  to  another's  land 

Boyal  river  ..... 


S 


Sale,  with  agreement  to  repurchase,  and  mortgage — distinction 
of  equity  of  redemption,  on  execution 

Satisfaction  of  dower,  jointure  must  be 

jointure 
Schedule  in  deed 

Scintilla  juris         .  .   ■  . 

Scire  facias,  for  breach  of  condition 
Scraivl 
Sea  shore 

ownership  on  the 
fisliery  in 
boundary  on 
shore,  right  to  cross 
Sea-weed 
Seal,  public 
what 

of  instrument,  breaking  of 
Sealing  of  lease 
deed 
unnecessary  for  declaration  of  trust 
of  will 
Second  mortgage 

Securities,  change  of,  effect  on  mortgage 
Seine,  obstruction  of  fisli  by 
Seized,  meaning  of  word  in  Statute  of  Uses 

Seizin         .... 

necessary  to  curtesy 

dower 
whether  dower  interrupts 
and  possession,  distinction     . 
of  rent 

whether  reversioner,  &c.,  has 
of  cestui  que  use 
trust 
of  mortgagor 


i.  225 


ii.  578 
ii.  21 

&n.,  226,  ii.  4,  120 

ii.  534 

ii.  589,  597 

ii.  422 

i.  86 

i.  138 

ii.  103  &  n. 

ii.  155 

ii.  156 

ii.  167-8 

ii.  3 

ii.  393-4.  403 

ii.  394 

ii.  513 


ii.  115 
,  ii.  345,  n.,  356 


ii.  86 
i.  10 
iL  147,  n. 


i.  397 
i.  451 

i.  165 
i.  169 
ii.  442,  n, 
i.  540-1-5 
i.  384 
ii.  296 
ii.  S6 
ii.  86 
ii.  147 
ii.  370 
ii.  152,  351 
i.  17,  ii.  92 
ii.  283 
ii.  295 
ii.  444 
i.  193 
ii.  295 
i   307,  n. 
ii.  517-18 
i.  435 
i.  443 
il  143,  146,  150 
i.  295,  301 
i.  41 
i.  76 
i.  102 
i.  164 
i.  177 
i.  231,  ii.  247 
i.  569,  ii.  191 
i.  296 
i.  327 
L  413 
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Seizin,  covenant  of            .             .             .             .            . 

il   393,  403-6'?,  410 

of  devisee            ..... 

.      ,           ii.  502 

Seisina  facit  stipitem          .             .             •             . 

i!  569,  ii.  189 

Separate  use  of  wife,  limitation  to 

i.  91-2 

Servant  or  lessee,  whetlier            .             .      "       . 

1.  198 

mortgagor  is  not,  of  mortgagee 

i.  407 

Servitudes,  easements  are 

ii.  11 

StUlement  roads             ..... 

ii.  23 

Several  fishery       ...... 

ii.  143 

Severance  of  joint  tenancy        .             .             .             . 

i.  581-2-3-4 

not  effected  by  transfer  of  one  tenant  in  common         .             .             .           i.  593 

Shares,  wliether  real  estate      .... 

i.  29 

crop  upon               ..... 

i.  199 

Sheets,  different  of  will             .             .             .             • 

.    ii.  519,  523-6 

Shelley's  Case         ..... 

i.  516 

Sheriff,  assignment  of  dower  by 

i.  154-7-8 

covenants  of          ....             , 

ii.  318,  409 

Shifting  use      ...... 

i.  534 

Shore,  what            ..... 

ii.  86-7  &  n. 

Signing  of  deed              .             *             .             .             . 

ii.  294 

Simul  et  semel,  seizin — dower 

i.  104 

Simultaneous  attachments  of  equity  of  redemption 

i  461 

Slaves,  whether  real  property 

i.  2 

dower  in         ...            . 

i.  116 

Socage  tenure         ...... 

.   i.  36,  n.,  37,  n  ,  39 

Soil,  excavation  of,  injury  from 

ii.  81 

Son,  meaning  of  word  in  devise     . 

ii.  572 

Special  estate  tail         ..... 

i.  58 

occupant                 .... 

i.  7 1 

power  in  trust               .... 

ii.  590 

Specific  devise       ..... 

ii.  609 

Sponsalia  de  fuluro       ..... 

i.  97 

Spring,  diversion  of          ...             . 

.     ii.  99,  n.,  105,  n.,  Ill,  n. 

Springing  uses               ..... 

i.  541-6,  ii.  512 

Squatters                 ..... 

i.  53 

Stiigbs  of  title  ...... 

ii.  155 

State  of  cultivation,  what  is,  as  to  dower 

i.ll2 

whether  Statute  of  Limitation  applies  to 

.     ii.  178  &  n.,  179  &  n. 

Statute  of  Frauds,  wliether  applicable  to  trees 

i.  10 

as  to  jointure 

i.  165 

cliattels  of  deceased  wife 

.^          i    180 

surrender  ot  lease 

i   183 

estates  at  will 

i.  285-6 

uses    .... 

i    299 

trusts 

i.  307,  310-11  13-18,  328,  331 

easements 

il.  5-6 

excludes  parol  evidence 

ii.  ?A2 

as  to  wills 

.    ii.  517,  534,  542,  553 

Statute  of  Limitations       .... 

ii.  167 

does  not  apply  to  dower 

i.  152-3 

as  to  trusts 

i.  335 

mortgages 

i.  433 

reversions 

i.  567-8 

Statute  (h  donis  condilmialibus 

i.  57 

ot      ertDii                .... 

i.  144 

quia  emptores                 .... 

.      i.  39,  n.,  231 

inerciiant,  &c.          • 

.      i.  H91.  n. 

ol   wills              ..... 

ii.  500,  534 
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Statute  of  Uses     .  .  •  • 

in  connection  with  jointure 
as  to  rents 

remainders 
covenant  to  stand  seized,  &c. 
construction  of  deeds  under 
as  to  devises 
powers 
Stop  laws  .... 

Straight  hne,  boundary  by- 
Stranger,  no  covenant  to  stand  seized  for 
Stream,  grant  of  .  .  . 

Subpoena,  in  case  of  use 
trust 

Subsequent  conditions 

purchase — estoppel 
Substitution  of  securities— eflect  on  mortgage 
Subterraneous  stream 
Subinfeudation,  in  case  of  dower 
Successors,  limitation  to 
Sufferance,  tenant  by  .  .  . 

Suggestio  falsi 
Summary  remedy  for  dower 

against  tenant  at  will 
Sunday,  deed  made  on       . 
Support  of  building,  right  of 
Suppressio  veri      .... 
Surety,  wlien  wife  is,  for  husband 

in  lease      .  .  •  • 

Surrender         .  .  .  ' 

no  emblements  in  case  of 
by  tenant  lor  years 

trustee 
of  defeasance 
effect  of,  on  remainder 
by  liusband  and  wite 
revolies  will 
Survivorship  of  trust 

in  joint  tenancy 

none  between  parceners  . 

tenants  in  common 
of  powers 
Swinging  gates      .... 
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i.  294 
i.  163,  172 

.  .  i.  249 
i.  538 
ii  332 
ii.  343 
ii.  500 
ii.  588 

.  ii.  608,  n. 
ii.  371,  n. 

.  ii.  316-18 
ii.  331 

.  i.  298,  301 
i.  414 

.  i,  366,  373 
ii.  421 

i.  443 

ii.  105,  n. 

i.  161 

i.  179,  618 

i.  287 

ii.  438 

i.  150 

i.  283 

ii.  47 

ii.  80 

ii.  433 

i.  91 

i.  213 

ii.  320 

i.  15 

i.  178,  n  ,  220 

i.  355 

i.  395 

i.  543 

ii.  99,  n. 

ii.  551 

i.  357 

i.  576 

i   584 

i   585 

ii.  592 

ii.  23-6,  n. 


Tarhing,  in  case  of  mortgage 
Taxes,  wliether  tenant  for  life  must  pay 
widow  exempted  from 
paid  by  mortgagee 
sale  for 
Tearing,  revocation  of  will  by 
Technical  words,  how  construed 
Tenancy  in  common,  words  wliich  create 
Tenant,  disseizin  of  landlord  by 
rights  of,  as  to  fixtures 
of  heir,  whether  widow  is 
who  is,  lial)le  to  suit  on  mortgage 
in  tail,  waste  by 


i.  410,  437 

i.  67-70 

i.  96 

i.  427 

ii.  615 

ii.  539 

ii.  564 

i.  661  4-5 

i.  43 

i.  22 

i.  161 

i.  477,  n. 

i  59 
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Tenant  in  tail,  lease  by            .....            . 

i.  203 

deed  of      . 

.     ii.  499,  n. 

for  life,  lias  emblements          ..... 

L  13 

whether  bound  to  pay  incumbrances 

i.  66 

lease  by           .....             . 

i.  206 

repairs  by              ..... 

i.  263-4 

warranty  of    . 

ii.  383 

Tenant  for  years,  has  no  emblements        .... 

i.  14 

Tenant  at  will,  when  purchaser  is       . 

i.  47  &  n. 

vendor       "              .... 

.      i.  47&n. 

whether  execution  debtor  is                ... 

i.  48,  n. 

mortgagor  is        . 

i.  407 

Tenant  at  sufferance                 ...... 

i.  287 

when  husband  is      . 

i.  85 

mortgagor  is        ,. 

i.  408 

Tenant  in  common,  with  heirs,  whether  widow  is 

i.  140,  154 

Tenants  in  common                  ...... 

I  584 

possession  of  one        .... 

i.  45 

Tenants  in  common,  widows  of           ....            . 

i.  138,  157 

lease  by        . 

i.  205 

by  prescription                 .... 

ii.  158 

disability  of  one  of   . 

ii.  176 

,                             mortgage  in  case  of        . 

i.  441-2 

grant  to  husband  and  wife  as 

i.  560 

no  release  between         .... 

i.  316 

and  parceners,  distinction  as  to  warranty 

ii.  381 

suit  by,  on  warranty       .... 

ii.  389 

Tenantable,  whether  premises  are  implied  to  be               .            .    ' 

.       i.210n. 

Tender  of  mortgage  debt         ...... 

i.  380,  440,  484 

Tenement                ....... 

i.  1 

Tenendum         ........ 

ii.  294 

Tenures     ........ 

i.  35 

Terms,  not  entailable               ...... 

i.  53 

attendant,  &c.         ...... 

i.  358 

Testamentary  guardian,  lease  by         ....            . 

i.  204 

Theatre,  fixtures  in  case  of            ....             . 

i.  28 

Thereafter  to  be  begotten,  issue               ..... 

i.  620 

Tide-water,  ownership  on               ..... 

ii.  86 

Timber  used  on  another's  land             ..... 

i.  6 

felling  of                ...... 

.     L  261-3-4 

felled,  title  to              ....... 

1.  273-4,  553,  567 

Time,  of  electing  between  legacy  and  dower 

i.  135 

suit  for  dower           ...... 

i.  152 

payment  of  rent               ..... 

i.  236 

prescription                ...... 

ii.  162-5 

performing  condition       ..... 

i.  378 

vesting  of  remainder               ..... 

i.  536 

unity  of,  in  joint  tenancy                 .... 

i.  575 

Tithes                ........ 

i.  180,  n. 

Title  deeds,  right  to          .....            . 

ii.  358 

covenant  for          .....             . 

ii.  400 

to  real  property        ...             ... 

ii.  155 

deeds,  belong  to  the  realty          ..... 

i.  2 

whether  tenant  for  life  has     .             .             .             • 

i.  166 

deposit  of              ...... 

i.  490 

unity  of,  in  joint  tenancy       ..... 

I  575,  582 

To,  meaning  of  word  as  a  boundary    ..... 

ii.  368,  370 

To  be  begotten,  children      ...... 

ii.  572 

Toll-bridge,  constitutional  protection  of— (iSfee  Charles  RrTER  Bridgi 

i\ 

Tolls,  widow  exempted  from         ..... 

i.  96 
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Tolls,  prescriptive  exemption  from 

of  fair,  &c. 
Tortious  eviction,  whether  covenant  applies  to 
Tout  ttmp  prist,  plea 
Towing  on  rivers 
Town,  control  of!  over  fishery 

may  convey  by  vote 

grant  to 

-way      . 

-commons 

devise  to 
Trade,  fixtures  for 
Traditio  inchoata 
Tradition  as  to  boundaries 
Transposition  of  clauses  in  will 
Treason,  effect  on  dower 
Treble  damages  for  waste 
Trees,  ownership  of  .  .  • 

in  highway 

when  boundaries 

reservation  of 

Trespass,  in  case  of  tenancy  at  will 

sufferance 

against  cestui  que  use     . 
mortgagee 

by  mortgagor, *&c. 

in  case  of  tenancy  in  common 

by  lessee  for  years 

for  waste 

iiijury  to  highway 

to  try  title 

in  case  of  void  deed 
Trout,  taking  of  .  .  • 

Trust,  devise  in,  when  a  fpe 

and  legal  estate — Shelley's  Case 

mortgage 
executed  and  executory 
words  to  create 
to  attend  inheritance     . 
adverse  possession  in  case  of 
resulting — considerHtion 
and  equity  of  redemption    . 
deed  held  in       . 

deed  .  .  •  • 

curtesy  in  •  .  •       . 

not  proved  by  parol 
declaration  ot;  how  construed 
devise  of      . 

whether  evidence  of  fraud 
notice  of  ... 

in  New  York 

jointure  in  ... 

to  executors 

Trustees,  devise  to  .  •  • 

to  support  and  preserve  remainders 

conveyance  by 

remainder  in  case  of 

possession  of  cestui,  whether  adverse  to 

in  case  of  marriage,  contract  with 

iiiiaut 

lunatic  .  •  •  • 

joint 

43 


i.  345,  352 


ii.  IGO,  n. 

ii.  63 

ii.  396 

i.  145 

ii.  38 

145,  150,  151,  153,  n, 

ii.  237 

ii.  289 

ii.  36 

ii.  71-2 

ii.  507 

i.  22,  28 

ii.  303 

ii.  158 

ii.  5G6 

i.  118 

i.  267 

i.  10 

ii.  27-8 

ii.  262 

i.  282-3  &  n. 
1  287 
i.  291 

i.  439 

i.  407,  n.,  409-10 

i.  598  &  n. 

i.  177 

i   86 

.ii.  25 

ii.  269 

ii.  285 

ii.  153 

i.  624-5,  633,  643 

ii-.  642-3-8,  655 

i.471 

i.  301-2,  ii.  348 

ii.  567,  6U2-5 

ii.  171 

ii    179 

ii.  292 

.  i.  413  &  n. 

ii.  3()4  6 

ii,  307 

i.  78 

ii.  342 

ii.  348 

ii.  511,  532,  579,  597 

ii   449 

.  i.  339,  340.  ii.  456 

i.  358 

i.  164-6  &  n,  168.  172 

i.  132-3 

i.  633 

i.  274,  526,  647-9 

ii.  14,  5(i(),  n. 

i.  5  J 2 

ii.  no 

ii.  286 

ii.  286 

ii.  287 

:  &  n.,  356  &  n.,  ii.  292 
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Trustees,  pureliase  by  ... 

clmnge  of.  no  revocation  of  will 

in  case  of  executory  devise 

■wl)at  estate  tLey  must  have 
Trust  terms  .... 

Tunnel,  license  to  make 

Turnpike  {Sae  Franchise,  Charles  River  Bridqe.) 
Twenty  years' use  of  easement 
way 
litfhta 


^ 

ii.  434 

, 

ii.  550 

, 

ii  584 

.  ii 

590-91 

, 

i.  358 

, 

ii.  120 

ii. 

28  &  n' 

. 

ii.  12 

, 

ii.  10 

. 

ii.  76 

u 


Unappropriated  land,  what 

Unborn  eliiid,  [Sa  PosrHUirous  Child,)  devise  to 

Uncertainty,  in  deed 

exception,  &c 

covenant 

devise        .  .  .  . 

Uncertain  interest,  is  a  freehold 

custom  and  prescription 

calls,  &c.  ... 

date 

Unconscionable  contract 

Underlease 

Underwood,  cutting  of 

Undivided,  meaning  of  term  in  a  grant 
interest  in  a  stream 

Undue  influence,  deed  obtained  by 

Unenclosed  land,  way 

Uuimproved  lands — easement 

Uninterrupted  use  of  way 

United  Stales  domain 

lien  of     . 

Unities  of  joint  tenancy 
Unity  of  possession,  effect  on  prescription 
easement 
way 

common 
water-course 
Unlawful  deed 
Unoccupied  mill,  injury  to 
Unreasonable  conditions 
Upland,  deed  of     . 
Urban  and  rural  servitw'es 
Usage,  construction  by 

as  to  building 
Use,  remainder  by  way  of 
cannot  arise  from  use 
dower  in  case  of 
and  occupation — [See  RENT.) 
ot  way 

interruption  of — prescription 
couvcyaiico  to      . 
consideration  of 
by  wliai  words  raised 
may  pass  by  habtudum 
upon  a  use 


ii.  240 

ii.  506 

320,  339-40,  352,  363 

ii.  373-4 

ii.  402-3 

.       ii.  506,  561,  585 

i.  35,  ii.  6 

ii.  161-3 

ii.  241 

i.  201 

i,  399,  571  &  sequ. 

i.  185,  371,  ii.  393 

i.  261 

ii.  73-4 

.     ii.  104-5,  115 

ii.  435 

ii.  II 

ii.  2 

ii.  10,  11 

ii.  230,  277 

ii.  601,  n. 

I  575-6-7,  582 
ii.  164 
ii.  4 
ii.  16 
ii.  70 
ii.  121-5-8 
ii;  436 
ii.  103 
i.  370 
ii.  88 
ii.  80 
ii.  388 
i.  262 
i.  538 
L  539,542 
i.  106 

ii.  10,  21 
ii.  163 
ii.  288.  323 
ii.  2«9,  290 
ii.  318 
ii.  376 
ii.  595 
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Use,  devise  of       . 

Uaer,  of  easement 
highway 

water,  whether  necessary  to  right 
measure  of  right  of  flowage 

Uses     ..... 

deeds  to        . 

whether  estoppel  by     . 

powers  to  create 
Usufruct  of  water-course 
Usury        ..... 


Vacating  warrant 
Valuable  consideration 
Vegetable  productions 
Veritas  nominis  tollit,  &c. 

Vested  riglits — [See  Constitution,  Fkanchisb,  &a) 
estate,  in  case  of  power 
and  contingent  remainders 
Vicontiel  writ 
View,  in  case  of  dower 
Villeins 

Void  and  voidable 
mortgage 
condition 
lease 

marriage  .... 

patent— (S'ee  Patent,  Fraud,  Scirb  Facias.) 
deed 

may  revoke  will 
exchange 

estate,  confirmation  of    . 
devise 
Voluntary  and  permissive  waste 

conveyance 
Vote,  whetlier  lands  may  pass  by 
Voucher,  of  heir    . 

between  parceners 
in  case  of  warranty 


ii.  500 

ii.  1 

ii.  31-2 

ii.  100 

ii.  125 

i.  290 

ii.  348 

ii.  425 

ii.  5S8-9 

ii.  100 

.   i.  466,  IL  436-7 

.       ii.  253-4 

ii.  290 

i.  11 

ii.  361 

ii.  592 

.    i.  513-18,  560 

i.  141 

i.  144 

i.  177 

i.  385,  572 

i.  464 

i.  55,  530 

i.  206 

.    i.  76,  82,  397 

ii.  285,  302,  430 

.    .  ii.  547 

ii.  315 

ii.  319,  320 

ii.  558 

i.  261 

i.  168,  ii.  290,  449 

ii.  237-8,  240,  297 

i.  142-3,  160 

ii.  381 

ii.  382-3-4,  404,  n. 


'W 


"Wager — contract  by  heir 
Waiver,  of  foreclosure 

jointure    .... 

election  by  widow 
"Walls,  party         .  .  .  .  . 

"Wanton,  use  of  water-course 
Warrant  .  .  .  .  . 

"Warrant  and  survey — {See  Patent,  Grant,  &c.) 
of  aice2)tance 

reserve  .  .  .  . 

Warrantia  Chartce       .... 

"Warranty  .  .  .  .  . 

special  .... 

and  covenant,  distinction 
in  exchange 


i.  571 

i.  488 

I  168,  172-4 

i.  132 

ii  81 

ii.  107 

ii.  380  &  n. 

ii.  258 

ii.  270 

ii.  382-4 

ii.  294,  378-9 

ii.  283-4 

il  379,  381-3-4,  393-4 

ii.  315 
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Warranty  in  partition 

covenant  of 

and  quit-claim  deeds 

estoppel  by 

description,  whether  a 

may  be  limited  by  habendum 

in  case  of  dower 

of  wife 
Warren  Bridge,  case  of     . 
Waste        .... 
by  tenant  in  tail 
husband,  &c. 
tenant  at  will 
mortgagor     . 
mortgagee 
in  case  of  tenancy  in  common 

contingent  remainder . 
and  trespass,  reversioner 
by  jointress 

law  of,  in  regard  to  widow 
suit  for  limitation 
grounds,  common  in 
gate         .... 
way  in  dam 
Water  .... 

navigable,  title  to 
right,  whether  an  incumbrance 

Water-course — {See  Eiver,  Mills,  &c.) 

conveyance  of 

under  road    . 

prescription  for    . 

Water-power,  measure  of 

Watering  of  cattle,  an  easement 

Wax,  seal 

several  impressions  upon 

Way,  private 

public — {See  Highway.) 

■whether  soil  of,  passes 

from  mill  to  railroad 

grant  of       . 

bargain  and  sale  of 

covenant  for  .  .     , 

upon  sea  shore 
Way-going  crop 

Wear,    ... 
brush  and  stone 

Well 

Whale  fishery 
Wharf,  right  to  erect 

deed  of       . 
Wheel  of  mill,  concealment  of 
White  fish  ... 

Widow — (See  Dower,  Jointure,  Ac.) 

whether  she  may  be  restrained  from  marriage 
whether  she  has  emblements 
duscent  to — {See  Descent.) 
Widowhood,  jointure  for 
devise  for    . 
estate  for 
Wife — (>S'ee  Husband,  &c.,  Feme  Covert.) 
deed  to     . 
trust  for         . 


ii.  81,  99, 


ii.316 

i.  397,  403-4 

ii.  379 

ii.419,  420 

ii.  369 

ii.377 

i.  80 

L  89,  90 

ii.  50 

i.  260 

i.  59,  75 

i.  8:-6 

i   282 

i.  408 

i.  412 

i.  598-9 

i.  553 

i.  565 

i.  167 

i.  Ill 

ii.  173 

ii.  69 

ii.  118 

ii.  138 

i,  ii.  356,  391 

ii.  '10-2-3,  89 

ii.  414  &  n. 

ii.  358,  391 
ii.  25 
ii.  165 
ii.  104 
ii   161 
ii.  295-6 
ii.  295 
ii.  7 


ii.  11.3-14 
ii.  135 

ii   314 

ii   324 

ii.  369 

ii.  370-1 

ii.  1 60  n 

ii   153-4 

ii.  146 

n.,  105,  n. 

ii.  147,  n. 

ii.  93  &  n. 

ii.  357 

ii.  136 

ii.  155 


376  &  n. 
i.  14 

i.  164 

i    128 

i.  64 

ii.  281,301 
i.  303,  328-9 
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Wild  land,  devise  of    . 

presumption  of  casement  in     . 

Will — (See  Devise.  Kstate  at  Will,  &c.) 

estate  at.  surrender  of  ...  • 

no  warrfinty  by  .... 

wlietlier  devisee  may  dispute 
estoppel  by  ....  • 

revocation  of — {See  Revocation.) 

by 

Windows — (See  Lights.) 

Witnesses  to  deed — (See  Attestation,  Proof  of  Deeds, 

will  .  .  .  .  . 

Without  impeachment  of  waste 

Wood,  grnrit  of       . 

cutting  of,  on  public  lands 
Woods      .  .... 

Words,  necessary  to  create  estates 
ill  deed  by  ageut 

of  feoffment     .... 
grant  .... 

confirmation 
surrender 

assignment      .... 
bargain  and  sale    . 

intent  .... 

general,  of  conveyance 

iniientance,  Chancery  supplies 

limitation,  in  uses 

addition  in  deed 

condition 

covenant     . 

devise  . 

in  case  of  powers  . 

Wreck        ..... 
Writ,  of  waste  .  .  .  ■ 

dower       .... 

ad  quod  damnum — (See  ad  quod,  &c.) 

of  annuity 

right— (&«  Real  Action,  Limitations,  &c.; 

Wrong,  no  prescription  for 
Wrongful  estate,  no  dower  in 


i.  77, 

81 

,  633-4 
ii.  2 

ii.  321 
ii.  380 
i.  129 
ii.  426 

&c.) 


i.  617, 


ii.  336  & 


ii.  534 


ii.  519,  527 

i.  275 

i.  10 

ii.  242 

ii.  356 

316-17-19 

ii.  284 

ii.  311 

ii.  314 

ii.  319 

ii.  320 

ii.  322 

ii.  324 

,  337,  339 

ii.  341 

ii.  347 

ii   348 

ii.  361 

ii.  378 

ii.  385 

ii   567 

ii.  590 

i.  18 

268,  n.,  273 

i.  143,  149 

ii.  68 

ii.  75 

ii.  156 

ii.  163 

1.  117 


Yard,  way  tlirough 

meaning  of  term 
Year  and  day,  claim  within 
Yielding  and  paying  rent 


ii.  8 

ii.  356 

ii.  168,  n. 

ii.  388 
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STATUTOEY  PEOVISTONS  OMITTED  IN  THE  BODY 
OF  THE  WOEK. 

ESTATES  TAIL. 
In  Indiana,  (Rev.  Sts.,)  estates  tail  are  abolished. 

HUSBAND  AND  WIFE. 

In  New  York,  (Sts.  1848.  p.  307,)  the  property  of  a  woman  continues  hers  after  marriage. 
So  she  may  take  to  her  own  use  by  gift,  grant,  devise,  &c. 

In  Mississippi,  (Sts.  1846,  ch.  13,  p.  152,)  rents,  &c.,  of  the  real  estate  of  married  women 
enure  to  their  separate  use.  A  wife,  owning  a  plantation,  may  own  also,  in  her  own  right, 
anything  necessary  to  carry  it  on ;  and  for  this  purpose  may  contract  jointly  with  her  hus- 
band, and  bind  her  separate  estate.  Suits  lie  in  tiie  name  of  both.  Deeds  to  be  jointly 
executed.     The  husband  is  not  liable  for  such  debts  of  his  wife. 

In  Ohio,  (Sts.  1849,  p.  53,)  courts  of  chancery  may  amend  errors  or  mistakes  in  deeds  to 
pass  a  wife's  property  in  land. 

In  Illinois,  (Sts.  184Y,  p.  37,)  a  wife  may  join  in  a  deed  or  power  of  attorney. 

In  Massachusetts,  (Sts.  1849,  ch.  87,)  a  widow  inherits  real  estate  which  would  otherwise 
escheat. 

MORTGAGE. 

In  Massachusetts,  (Sts.  1854,  p.  65,)  when  a  mortgage  contains  a  power  of  sale,  in  case  of 
conditional  judgment,  instead  of  a  writ  of  possession,  the  demandant  may  have  a  decree  for 
sale,  with  such  notices  as  the  court  may  order;  and,  if  the  mortgagor  were  unmarried,  or 
his  wife  released  her  dower,  the  sale  will  bar  dower.  The  party  selling  shall  make  a  re- 
port witiiin  ten  days  to  the  court,  under  oath,  and  file  it  with  tiie  clerk,  and  the  court  may 
confirm  it,  or  set  it  aside  and  order  a  resale.  Any  one  interested  may  intervene  or  be  sum- 
moned and  heard,  and  the  confirmation  shall  be  conclusive  against  all  persons.  If  the  ten- 
ant is  not  seized  in  fee  simple  in  possession  of  the  whole  equity,  before  any  decree,  all  par- 
ties interested  or  liable  to  be  affected,  including  married  women  with  a  right  or  possibility 
of  dower,  shall  be  summoned  in. 
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In  Virginia,  (Code,  ch.  116,  sec.  6,)  property  exempt  from  execution  shall  not  be  mort- 
gaged. 

In  Vermont,  (Sts.  1851,  p.  42,)  a  vendor  has  no  lien  for  the  purchase  money. 

MECHANIC'S  LIEN. 

In  New  Jersey,  (Sts.  1851,  p.  187,)  the  lien  law  is  extended  throughout  the  state. 

In  Virginia,  (Code,  474,)  a  mechanic's  lien  expires,  unless  suit  is  brouglifc  in  six  months. 

JOINT  TENANCY,  ETC. 

In  "Wisconsin,  (Eev.  Sts.,  ch.  62,  sec.  38,)  one  joint  tenant  may  sue  another  for  his  share 
of  the  rents,  &c. 

WORDS  IN  A  DEED,  ETC. 
In  Indiana,  (Rev.  Sts.,)  an  inheritance  may  be  created  without  the  word  heirs. 

SHELLEY'S  CASE. 
In  Wisconsin,  the  rule  in  Shelley's  case  is  abrogated.     Rev.  Sts.,  ch.  56. 

EASEMENTS.— LIGHTS. 

In  Connecticut,  (Sts.  1847,  p.  38,)  no  one  sliall  acquire  the  right  to  windows  and  lights  by 
prescription.     This  shall  not  affect  pending  suits. 

LIMITATIONS. 

As  to  allowance  for  improvements  in  a  real  action,  in  Maine.     Sts.  1853,  p.  30. 

In  Delaware,  (Rev.  Sts.  p.  3,)  the  state  is  barred  by  over  twenty  years'  possession  ;  except 
in  case  of  salt  marsh,  beach  or  shore. 

In  Ohio,  (Sts.  1849,  p.  53,)  ejectment  is  limited  to  seven  years.  Infants  are  allowed  seven 
years  after  their  disability  is  removed. 

In  Ohio,  (Code,  1853,  sec.  9,)  actions  are  limited  to  21  years,  and  10  after  disability. 

In  Wisconsin,  (Rev.  Sts.  ch.  127,)  real  actions  are  limited  to  twenty  years. 

Adverse  possession  is  proved  by  cultivation,  enclosure,  cutting  timber,  &c.  The  cultivation 
of  part  of  the  land  is  sufficient  to  give  title  to  the  whole.  Ten  years  allowed  from  removal 
of  disability. 

In  Iowa,  the  period  of  limitation  is  ten  years.     Code,  334. 

ALIENS. 

In  Pennsylvania,  (Sts.  1851,  p.  615.)  a  citizen  may  inherit  or  take  by  devise  from  an  alien. 

In  Connecticut,  resident  aliens  may  hold  and  transmit  real  estate. 

In  Maine,  (Sts.  1850.  p.  197,)  a  citizen  may  inherit  through  an  alien.  Land  bought  by  an 
alien  descends  to  native  born  children.     But  no  alien  gains  a  title  by  this  act. 

Extending  and  enlarging  the  rights  of  aliens  in  real  estate  in  Virginia.     Virg.  Code,  493-8. 

In  Indiana,  (Rev.  Sts.  p.  232,)  Illinois,  (Sts.  1851,  p.  149,)  Wisconsin,  (Rev.  Sts.,  ch.  62, 
sec.  35,)  and  Texa.s,  (Sts  1848,)  aliens  may  take,  hold  and  transmit  real  estate;  and,  in  In- 
diana, the  titles  of  aliens,  prior  to  November  1,  1851,  are  afiQrmed. 
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In  Delawarp,  (Rer.  Sts.  p.  260,  ch.  81,)  aliens  who  have  made  declaration  of  an  intention 
to  become  citizens,  may  take,  hold  and  transmit  by  descent,  though  the  heirs  are  aliens,  i^ 
they  reside  in  the  United  States.     The  above  statute  retro-acts  to  1811. 

In  Georgia,  (Sts.  1849-50,  p.  46.)  an  alien  citizen,  coming  to  the  state  to  reside,  and  giving 
notice  of  his  intention  to  become  a  citizen  of  the  United  States,  may  take  and  hold  real  estate 
as  a  citizen  ;  and,  after  becoming  a  citizen,  may  convey,  devise  or  mortgage.  Female  aliens 
may  take,  hold  and  convey  as  citizens.  In  case  of  death  before  citizenship,  the  estate  shall 
not  escheat. 

PATENT,  GRANT,  ETC. 

In  Maryland,  (Sts.  1849,  ch.  424:,)  escheat  warrants  are  to  be  executed  within  twelve 
months,  and  not  renewed.     Those  already  issued  may  be  renewed  within  six  months. 

In  Virginia,  (Code,  ch.  62,  p.  326,)  all  lands  in  the  Chesapeake  Bay,  or  rivers,  creeks,  &c., 
not  granted  to  proprietors  and  left  to  common  use,  shall  continue  so,  lor  fishing,  fowling  and 
hunting. 

DEED. 

In   Indiana,  (Rev  Sts  sec.  201,1  a  grant  of  more  estate  than  the  grantor  has  shall  pass 
what  he  has.     A  release  passes  all  the  title  of  the  party  making  it. 
In  Wisconsin,  (Rev.  Sts.  ch.  59,  p.  326,)  a  quit  claim  deed  passes  all  the  party's  estate. 

As  to  conveyances  in  Virginia,  (Code,  500,)  no  estates  for  five  years  or  more  shall  be 
transferred,  except  by  deed  or  will. 

WITNESSES. 

In  Wisconsin,  (Rev.  Sts.  ch.  59,  p.  326,)  two  witnesses  are  required  in  a  deed. 

SEAL. 

In  Connecticut,  (Sts.  1847,  p.  28;  184S,  p.  49,)  all  instruments  purporting  to  be  special- 
ties, though  without  seal,  have  the  effect  of  sealed  instruments. 

By  Sts.  1850,  p.  40,  tlie  omission  of  a  seal,  in  a  deed  or  intended  specialty,  does  not  in- 
validate it  as  such.     Not  to  aflect  pending  suits. 

By  Sts.  1851,  p.  25,  if  the  instrument  purport  to  be  a  specialty,  though  without  seal,  the 
word  seal,  or  L.  S.,  it  is  good.     An  impression  of  a  seal  on  the  papers  is  sufBcient. 

In  New  York,  (Sts.  1848,  p.  305,)  the  seal  of  a  corporation  may  be  an  impression  on  the 
paper. 

In  Wisconsin,  (Rev.  Sts.  ch.  59,  p.  326,)  a  scroUis  a  sufScient  seal. 

WARRANTY,  &0. 

In  Indiana,  (Rev.  Sts.  201,)  lineal  and  collateral  warranties  are  abolished  ;  but  heirs  and 
devisees  are  bound  by  covenants,  to  the  extent  of  the  estate  received. 

In  Wisconsin,  (Rev.  Sts.  ch.  59,  p.  326,)  no  covenant  is  implied  in  a  conveyance. 

ADVERSE  POSSESSION. 

In  Wisconsin,  (Rev.  Sts.  ch.  59,  p.  326,)  a  grant  is  not  void  on  account  of  adverse  pos- 
session. 

ACKNOWLEDGMENT,  &o. 
In  Massachusetts,  (Sts.  1849,  ch.  205,)  letters  of  attorney,  for  conveyance  of  land,  shall  be 
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acknowledged  and  recorded  ;  in  case  of  husband  and  wife,  for  conveyance  of  her  land  (not 
including  release  of  dower)  by  both. 

In  Massachusetts,  (Sts.  185:,  p.  681,)  the  execution  of  deeds  may  be  proved  before 
judges  of  probate. 

In  Xew  Jersey,  (Sts.  1850,  p.  70,)  a  deed  executed  out  of  the  state,  may  be  acknowledged 
or  proved  before  a  judge  or  justice  of  a  district  or  circuit  court,  or  Chancellor  of  the  State. 
So  with  the  deed  of  a  married  woman. 

In  New  Jersey,  (Sts.  1849,  p.  238,)  letters  of  attorney  to  convey,  &c.,  real  estates,  are  to 
be  executed  and  acknowledged  and  recorded  in  the  same  manner  as  deeds. 

In  Tennesse,  (Sts.  1848.  p.  127,)  the  deed  of  an  officer  or  soldier  in  service,  out  of  the 
country,  may  be  acknowledged  before  a  colonel,  lieutenant  colonel,  major  or  commanding 
officer  of  his  regiment. 

In  Illinois,  (Sis.  1849,  p.  131,)  deeds  may  be  proved  before  consuls. 

In  Illinois,  (Sts.  1851,  p.  123,)  deeds  may  be  acknowledged  in  other  counties  than  that  in 
which  the  land  lies. 

In  Indiana,  (Rev.  Sts.,)  deeds  shall  be  recorded  in  ninety  days.  Defeasances  shall  be  re- 
corded, to  affect  the  rights  of  third  persons. 

In  Wisconsin,  (Rev.  Sts.  ch.  59,  p.  326,)  deeds  are  acknowledged  before  a  judge  of  a 
court  of  record  or  commissioner.  In  other  states,  before  the  officers  there  authorized  to  take 
acknowledgments.  The  certificate  shall  be  authenticated  by  the  certifying  officer  of  a  court 
of  record.  In  foreign  countries,  the  acknowledgment  is  before  a  notary,  minister  plenipo- 
tentiary, charge,  commissioner  or  counsel.    Kftme  covert  is  separately  examined. 

In  Virginia,  (Code,  500,)  a  deed  by  attorney  is  good,  though  the  words  of  conveyance  and 
sigaature  be  in  the  name  of  the  attorney  alone.     So  in  Ohio.   Sts.  1850,  p.  103, 

DEVISE. 

In  New  Jersey,  (Sts.  1850,  p.  280,)  wills  shall  be  in  writing,  signed,  or  acknowledged  to 
have  been  signed  by  the  testator,  and  declared,  &c.,  in  presence  of  at  least  two  witnesses  at 
the  same  time,  who  shall  subscribe  in  presence  of  the  testator. 

The  will  of  a  minor  is  not  good.  A  will  is  construed  as  referring  to  property  both  real  and 
personal,  at  the  death  of  the  testator,  unless  the  contrary  appear. 

In  Ohio,  (Sts.  1849,  p.  32;  see  act  of  1851,  p.  99,)  a  title  acquired  under  a  will,  duly  proved 
in  another  State,  and  properly  recorded,  &c.,  in  Ohio,  is  not  to  be  defeated,  though  the  will  is 
afterwards  set  aside. 

Devises  in  Delaware.     Rev.  Sts.  212. 

TAXES. 

In  Maine,  (Sts.  1852,  p.  262,)  where  lands  are  sold  for  taxes,  as  forfeited  to  the  State,  the 
State  is  not  liable  for  failure  of  title. 

As  to  taxes  in  Pennsylvania.     Sts.  1847,  p.  279. 

As  to  tax  sales  in  Massachusetts.     Sts.  1848,  ch.  166. 

MISCELLANEOUS  POINTS. 

K&  io  advancement,  in  Virginia,  Code,  516 ;  "Wisconsin  Rev.  Sts.  338;  California  Comp. 
Sts.  186. 

Trusts  in  Virginia,  Code,  ch.  116,  sec.  16,  17.  Contingent  remainders.  lb.  sec.  12.  Joint 
tenants.     lb.  sec.  18. 

As  to  execution  of  deeds  by  trustees,  &c.,  in  Pennsylvania.     Sts.  1850,  No.  163,  p.  195. 
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In  Ohio,  as  to  title  derived  from  heirs  in  case  of  a  disputed  will.     Sts.  1851,  p,  99. 

As  to  the  lien  of  a  judgment.     Code,  1853,  sec.  420. 

As  to  partition  in  Kentucky.     See  Sts.  1852,  p.  71,  ch.  13. 

As  to  escheat  in  Kentucky.     Sts.  1852,  1853. 

As  to  estates  subject  to  execution  in  Kentucky.     Sts.  1852,  p.  109,  113. 

In  North  Carolina,  real  estate  is  made  assets  under  a  license  of  court.  Sts.  1846,  ch.  1. 
Undevised  property  is  first  liable.     lb. 

In  Iowa,  (Code,  1851,  ch.  81,  sec.  1281,)  a  devise  must  be  in  writing,  attested  by  two  wit- 
nesses. A  judgment  is  a  lien  upon  lands.  lb.  ch.  131,  p.  334.  Real  actions  are  limited  to 
ten  years.     lb.  245. 

A  deed  passes  all  the  grantor's  title,  without  the  word  heirs,  unless  the  contrary  be  ex- 
pressed, lb.  sec.  1200.  A  deed  is  valid,  though  there  be  an  adverse  possession,  and 
though  infuturo.     lb.  sees.  1203,  1204. 
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NOTICES  OF  FOEMEE  EDITIONS. 

Of  the  first  edition  of  this  work,  Judge  Story  says:  "  I  think  the  work  a  very  valuable 
addition  to  our  present  stock  of  judicial  literature.  It  embraces  all  that  part  of  Mr.  Cruise's 
Digest,  which  is  most  useful  to  American  lawyers.  But  its  higher  value  is,  that  it  presents 
in  a  concise,  but  clear  and  exact  form,  the  substance  of  American  Law  on  the  same  subject. 
/  know  no  work  that  we  possess,  whose  pradica  I  utility  is  likely  to  be  so  extensively  felt."  "  The 
wonder  is,  that  the  author  has  been  able  to  bring  so  great  a  mass  into  so  condensed  a  text, 
at  once  comprehensive  and  lucid." 

Chancellor  Kent  says  of  the  work:  (Commentaries,  Vol.  11,  p.  635,  n.,  5th  edition :)  "  It  is  a 
work  of  great  labor  and  intrinsic  value." 

The  American  Jurist  says :  "  We  have  always  found"  [in  it]  "  the  information  we  were 
in  search  of,  and  the  principles  correctly  and  perspicuously  stated."  "  The  task  he  imposed 
upon  himself  was  one  of  great  toil,  and  he  has  resolutely  and  manfully  performed  it,  evin- 
cing a  patience  of  labor,  worthy  of  the  students  and  jurists  of  a  former  age."  "  The  lawyer 
will  here  find  brought  into  the  compass  of  two  reasonable  volumes,  a  vast  amount  of  matter, 
gathered  from  many  camel-loads  of  text-books,  reports  and  statutes,  correctly  stated."  Ju- 
rist, July,  1839. 

Previous  to  the  publication  of  this  abridgment,  it  is  well  known  that  Cruise's  Digest  was 
the  only  good  treatise  upon  the  Law  of  Real  Property  in  use  in  the  United  States.  Mr.  H. 
attempts  a  compilation  embracing  the  English  law  of  Real  Property  Americanized,  together 
with  the  statutory  provisions  and  adjudged  cases  of  each  State,  and  his  efforts  have  leen 
eminently  successful.  There  may  be  some  difference  of  opinion  in  the  profession,  respecting 
the  plan  of  his  work,  but  none  with  regard  to  its  execution.  The  preparation  of  such  a  trea- 
tise, required  no  ordinary  research  in  State  statutes  and  decisions,  as  well  as  in  the  English 
cases ;  and  the  consummation  of  this  task  places  the  author  among  that  limited  class  of  laborious 
writers  uncommon  in  any  age.  The  practical  utility  of  the  volumes  is  commx)n  to  the  whole 
Union.     Marvin,  Legal  Bibliography. 

Hon.  Rufus  Choate  says :  "  Mr.  Hilliard's  work  has  been  three  or  four  years  in  use,  and  I 
think  that  Mr.  Justice  Story  and  Chancellor  Kent  express  the  general  opinion  of  the  Massa- 
chusetts' bar." 


RECOMMENDATIONS, 

Judge  Bouvier  says :  "  Below  will  be  found  the  law  of  the  several  States  relating  to  the 
officer  before  whom  the  acknowledgment  must  be  made.  Justice  requires  that  credit  should 
be  here  given  for  the  valuable  information  which  has  been  derived  on  this  subject  from  Mr.  Hil- 
liard's  'Abridgment  of  the  American  Law  of  Real  Property.'"  Bouvier'a  Law  Dictionary 
— Acknowledgment, 
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